COUNTY OF PLACER
Community Development/ Resource Agency

Michael J. Johnson, AICP ‘ PLANNING

Agency Director

MEMORANDUM
TO: Honorable Board of Supervisors

FROM: Michae! J. Johnson, AICP
CODRA, Director

DATE: May 17, 2010
SUBJECT: REZONE - GONDOLA NORTH HOMESITE SUBDIVISION (PSUBT20080310)

ACTION REQUESTED:

The Board is being asked to consider a recornmendation from the Planning Commissicn to approve a
rezone of approximately €.1 acres from Forestry (FOR)} and 4.07 acres from Open Space (O) to
approximately 10.5 acres of Single-Family Residentiai combining Minimum Building Site of 8,000
square feet (RS-B-8) and a request to rezone approximately 4.10 acres from Residential Forestry —
Development Reserve (RF-DR) to O (Open Space). The Board is also being asked to consider the
adoption of a Mitigated Negative Declaration for the project.

BACKGROUND:
Project Site _

- The site is located along the northern edge of the “snowbound area” of Sugar Bowl's Village Core area
on Mute Ears Drive, within the Sugar Bowl Ski Resort on the south of Donner Pass Read (Old United
States Highway 40). The majority of the site is vegetated with lodge pole pine, red fir and western white
pine with some wetland and grasstand areas. Surrounding land uses include single-family and multi-
family residential developments to the south and southeast and to the east; the areas to the west and
north of the project site are largely undeveloped parcels, with the exception of some roadways, railroad
tracks, and infrastnicture.,

Project Description _

The applicant, TLA Engineering and Planning, Inc., on behalf of Mountain Lincoln, LLC, is requesting
approval of a rezone of 6.1 acres from FOR and 4.07 acres from O to approximately 105 acres of RS-
B-8. Another rezone is proposed to rezone approximately 4.10 acres from RF-DOR to O.

A Vesting Tentative Subdivision Map, a Conditional Use Permit, and a Variance for the development of
a 25-residential lot subdivision on 11.5 acres are alse part of the application The Conditional Use
Permit was approved by the Planning Commission {o allow for ski lift facilities and operations, and the
Variance was approved for an increased maximum residential buitding height of 36 feet as opposed to
the required 30 feet The Planning Commission also approved the Vesting Tentative Subdivision Map
for a 25-lot residential subdivision contingent upon the approval of the proposed fezoning.

PLANNING COMMISSION ACTION:
On February 11, 2010, the Planning Commission unanimously adopted a maotion (5:0, Brentnall
absent) to support staffs recommendations and approve a Vesting Tentative Subdivision Map, a
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Conditional Use Permit, and a Varniance for a 25-Iot residential subdivision. The Planning Commission
also forwarded a recommendation to the Beard of Supervisors to approve the Rezoning requests.
There was no-public comment received at the Planning Commission public hearing. The majority of the
comments from the Planning Commission focused on clarification of the ski lift facilities and operations,
tree removal and the uses of Forestry jands.

DISCUSSION OF 1ISSUES:

Rezoning:

The project site has two zone districts: FOR and O. The applicant is requesting that approximate fen
acres of both FOR {approximately six acres) and O (approximately four acres} be rezoned to RS-B-8.
The intent of the proposed Rezoning is to allow the site to be developed as a 25-lot residential
subdivision. The subdivision map alsoincludes two parcels (Parcels B and C) that will be preserved for
the purposes of open space preservation (existing sensitive areas). To compensate for the 4.07 acres
of Open Space to be rezoned to allow for the residential subdivision, approximately 4.10 acres of the
approximate 23 acre parcel {(Assessors Parcel Number 069-070-043) currently zoned RF-DR is
proposed to be rezoned to Q.

A number of subdivisions have heen approved within the Sugar Bowl development area over the past
15 years. The- following fable taken from the Planning Commission staff report demonstrates the
approved subdivisions and associated rezones:

Name of Project Description Rezone
Subdivision ,._
Sugar Bowl Unit |l Subdivisian of six residential lots Approximately 0.4 acres from Open Space to

Residential Single-Family with 2 combining building
site size of 20,000 square feet

The Chalet 12 Townhome Residential 1.95 acres rom Recreation-Forestry and Forest
Development Residential-Deveiopment Reserve to Residential
Multi-Family with a Planned Residential
Dewvelopment averlay

0.38 acres of Open Space requirad for the Planned
Development

1.04 acres of Open Space provided exceeding the
Planned Development Open Space requirement of

0.39 acres
Sugar Bowd Unit Nl 30 resiklential lots compnsing #.1 acres of Lincaln Reserve, Christmas Tres, and
areas known as the Chisimas Crow's Nest subdivision rezoned from Open Space
Tree, Lincoin Reserve, Crow's to Residential

Nast and North Vilage
+18.25 acres of Residential-Forest rezoned 1o
Open Spaca

Contributed $2.000 per residential unit to the
County's Open Space Preservation Trust Fund
The Meadows 12 Uinit MuMi-Family Residential 2.4 acres from Residential Farest Development
Project Reserve to Multi-Family Residential

0.462 acres Open Space required for the Planned
Devalopment

+59 538 acres zoned for Residential-Forest-5 acre-
PD-0.2 to Open Space

Mt Judah Residential 62 Unit Condominium Required Open Space = 3.74 agres
Expansicn (Planned Development Provided: .18 acres Residential Forest
Developrnent) Development Reserve to Open Space

+ 2 44 acres of Open Space

42 acres Residential Forest Development Reserve
to Forest zoning




In summmary, while previcus requests at Sugar Bowl have authorized the rezoning of a total of 12.58
acres from Open Space to residentizl land uses, the applicant nas at the same time rezoned 82.3
acres from other zoning districts to Open Space. As a result, the applicant has permanently preserved
significantly more Open Space to assure that the overall character of the project area is maintaineq.

The Planning Commission concluded that the approval of the Rezonings will provide a more effective
project design by developing on less steep topographyfterrain, that the resuiting lot sizes will be equal
to or greater in size than surounding lots, and the project will result in 2 no netloss of Open Space.
The Planning Commission concluded that the proposed Rezonings are consistent with the. existing
General Plan land use designation and unanimously supported the reqguest.

ENVIRONMENTAL CLEARANCE:

A Mitigated Nelatwe Declaration was prepared for this project (SCH No. 2009092080) and has been
finalized pursuant to CEQA. The Mitigated Negative Declaration must be found to be adeguate and
complete by the Board prior to approval of the project in order to satisfy the requirements of CEQA,
and a recommended finding for this purpose can be found at the end of this staff report.

RECOMMENDATION;

Staff forwards the Planning Commission recommendation that the Board adopt the recemmended
findings and approve the Gondola North Homesite Subdivision Rezonings by taking the foilowing
actions:

1. Adopt the Mitigated Negative Declaration for this project as follows:

The Board of Supervisors has considered the proposed Mitigated Negative Declaration, the proposed
mitigation measures, the staff report and all comments thereto and hereby adopts the Mitigated
Negative Declaration for the project based upon the following findings:

A. The Mitigated Negative Declaration for the Gondoia North Homesite Subdivision project has
been prepared as required by taw. With the incorporation of all mitigation measures, the project
is not expected to cause any significant adverse impacts. Mitigation measures include, but are
not limited to: the instaliation of BMPs for water quaiity impacts; preconstruction surveys for and
raptors; and payment of traffic mitigatior: fees to reduce transportation and circulation impacts.

B. There is no substantial evidence in the record as a whaole that the project as revised and
mitigated may have a significant effect on the environment.

C. The Mitigated Negative Declaration as adopted for the project reflects the independent
judgment and analysis of Placer County, which has exercised overall confrol and direction of its
preparation. -

D. The custodian of records for the project is the Placer County Planning Director, 3091 County
Center Driva, Suite 140, Aubum CA, 95603,

2. Adopt an Ordinance Rezoning approximately 6.1 acres from FOR zoning district on Assessor's
Parcel Number 069-320-063 and approximately 4.07 acres from O zoning district on Assessor's
Parcel Number 069-070-029 to approximately 10.5 acres of RS-B-8 and the Rezoning of
approximately 4.10 acres from RF-DR zone district to O on Assessor Parcel Number 089-070-043
based on the following findings:

A_ The zoning, as amended through this action, is consistent with appiicable policies and

requirements of the Flacer County Generai Plan and is consistent with the land uses in the
immediate area.
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B. The proposed zonings would not represent spot zoning and wouid not be contrary to the
orderly development of the area, as the preposed zoning of RS-B-8 would allow the entire
project io be developed as a clustered residential subdivision adjacent to previously
approved subdivisions. The proposed zening of O would compensate for the fezoning of O

to RS-B-8 and would ensure a no net-loss of open space.

Respectfully submitted,

Attachment 1: Vicinity Map

Attachment 2: Crdinance

Atlachment 3. Conditions of Approval

Attachment 4: Tentative Maps

Attachment 5: Mitigaled Negative Declaration

Attachment 6 February 11, 2010 Planning Commissien Staff Reporl

Michae! Jahnson — CORA Director

Holty Heinzen — CEG Office

Karin Schwak - County Counsel

Scott Finfey — County Counsel

Paul Thampsan — Deputy Planning Director

Steve Buelna — Supervising Planner

Sarah Gilmore ~ Engineering and Surveying Department

Jill Keamey - Environmental Heallh

Andy Fisher — Parks Department

Ange! Ringer — Air Polluticn Control District

Rich Moorehead - Depariment of Public Works

Owner - Sugar Bowl, Mt Lincoln, LLC ¢fo; Chrslopher Parker
Applicant — TLA Engineering and Planning, Attn: Brad Shirhall
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Before the Board of Supervisors
County of Placer, State of California

Ordinance Mo.:
FIRET READING:

In the matter of. AN ORDINANCE AMENDING
PLACER COUNTY CODE, CHAPTER 17, MAPS
P11 and QGi11, RELATING TO REZONING AT THE
SUGAR BOWL SKI RESORT (PSUB 20080310)

The following Ordinance was duly passed by the Board of Supervisors of the County of

Placer at a regular meeting held . by the following vote on roll
call:

Ayes!

Noes:

Absent:

Signed and approved by me after its passage.

Allest.
Clerk of said Board Chairman, Board of Supervisors
Clerk of the Board Signature Chairman Signature

THE BOARD OF SUPERVISORS OF THE COUNTY CF PLACER, STATE OF
CALIFORNIA, POES HEREBY ORDAIN AS FOLLOWS: '

The Placer County Code, Chapter 17, Maps P11 and Q11, relating te Rezoning in the
Sugar Bowl area, is amended from FOR (Forestry) and O {Open Space} to RS-B-8
(Residential, Single-family, Combining Minimum Building Site of 8,000 square feet} and
from RF-DR (Residential Forestry — Development Reserve} to O (Open Space), as
shown on Exhibit A, attached hereto and incorporated herein by reference. The Board

Attachment 2
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Page 2
ORDINANCE NO.

finds that assignment of the new zone districts are compatible with the objectives,
policies, and genaral land uses specified by the Placer County General Plan (as
amended by PSUB 20080310} adopted pursuant to the State Flanning and Zonmg Law,
and will best serve the public’s welfare.

This ordinance shall take effect and be in fuli force sixty (60) days after the date of its
passage The Clerk is directed to publish this ordinance, or a summary thereof, within
fifteen {15) days in accordance with government code section 25124,



Exhibit A
ORDINANCE NO.
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THE FOLLOWING CONDITIONS SHALI BE SATISFIED BY THE
APPLICANT, OR AN AUTHORIZED AGENT. THE SATISFACTORY
COMPLETION OF THESE REQUIRFMENTS SHAILL BE DETERMINED BY THE
DEVELOPMENT REVIEW COMMITTEE (DRC), COUNTY SURVEYOR, AND/OR THE
PLANNING COMMISSION, ' :

1. The following entitlements are approved for the Gondola North Homesite Subdivision project:

A, Vesting Tentative Subdivision Map to subdivide 11.28 acres of Parcel 069-320-063 and
0.21 acres of Parcel D69-070-029 for a total of 11,5 acres into 23 single family residentiat lots for future
construction of single family homes in the RS-B-§ zone district of the Resorts and Recreation General
Man designation; and three parcels known as Parceis A for the purpuse of a wansportation cornidoer, and
B, and C for the purpose of open space preservations.

B. Conditional Use Permit 1o

1. Relocate the current chairlift terminus o approximately 360 feet north of the
suhdivision.

2. Construct a rope tow, to be located within the same arca as the Gondola and chair lift, {or

purposes of personal ski-bound transportation to and from the site to the main lodge arca.

. Varlance to allow a maximum residential bullding height of 30 feet as opposed (o the
allowed 30 feel.
(PLN)
2. The applicant has notified the County that it is reserving the right to file multiple final maps as

allowed by Guvernment Code seclion 66456.1. In the event the applicant chooses (o do so, the Counlty
may madily any condition of approval pertaining to the construction of roads, drainage. or public
utilities. (o ensure the subdivision is provided with adequate services in conjunction with the proposed
phasing, and may modify any other condition which may be associated with such proposed phasing to
the extent required, in the County’s sole discretion, 10 protect the public health, safety and welfare. Such
maditications may require a Subdivision Map Modification. {CC)

IMPROVEMENTSTMPROVEMENT PLANS

k3 The applicant shall prepare and submit Improvement Pians, specifications and cost estimates
(per the requirements of Section H of the Land Development Manua!l (LDM)] that are w effect at the
time of submittal) to the Engincering and Surveying Department (E50) for review and approval. The
plans shall show all conditions for the project as well as pertinent topographical features both on- and

FEBRUARY, 2010
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off-site. Al existing and proposed utilitics and easements. on-site and adjacent to the project, which
may be afflected by planned construction, shall be shown on the plans, All jandscaping and irrigation
facilitics within the public right-of-way {or public casements), or landscaping within sight distance
areas at intersections, shath be included in the Improvement Plans. The applicant shall pay plan check
and inspection fees. (NOTE: Prior to plan approval, all applicable recording and reproduction costs
shall be paid). The cost of the above-noted landscape and irrigation [acilities shall be included in the
estimaies used to determine these fecs. [t is the applicant's responsibility to obtain all required agency
signatures on the plans and to secure depariment approvals. If the Design/Site Review process andfor
DRC review is requirgd as a condition of approval for the project, sald review process shatl be
completed prior to submittal of Improvement Plans. Record Drawings shall be prepared and signed by
a California Registered Civil Engincer at the applicant’s cxpense and shall be submitted to the ESD in
both hard copy and electronic versions in a format to be approved by the ESD prior wo acceptance by the
County of site improvements,

Conceptual landscape plans submitted prior (o project approval may reguire modification during
the Improvement Plan process 10 resolve issues of drainage and traffic safety.

The applicant shall provide five copies of the approved Tentative Map and two copies of the
approved conditions with the plan check application. After the first Improvement Plan submittal and
review by the ESD, the applicant may submit the Final Map to the ESD for initial technical review.
Technical review of the Final Map shall not conclude until the Improvement Plans are approved by the
ESD. MM VLI (ESD

4. Al proposed grading, drainage improvements, vegetation, irce impacts and tree removal shall be
shown on the Improvement Plans and alt work shall conform 1o provisions of the County Grading
Ordinance (Section 1548, Placer County Code) and the Placer County Flood Control District's
Stormmwater Management Manual, The applicant shall pay plan check fees and inspection fees. No
grading, clearing, or wree disturbance shall occur until the [mprovement Plans are approved and any
required temporary construclion fencing has been installed and inspected by a member of the DRC. All
cut/ill stopes shall be at 2.1 thorizontal:venical) unless a soils report supports a steeper slope and the
Engincering and Surveying Department (ESD} cencurs with said recommendation,

The applicant shall revegetate all disturbed areas. Revegetation undertaken from April | to
Octuber 1 shall include regular watering o ensure adequate growih. A winterization plan shatl be
provided with project [mprovement Plans. T is the applicant’s responsibility 10 assure proper
instaliation and maiptenance of erpsion contralfwinterizalion during project  construction. 5ol
stockntling or borrow areas shall have proper croston control measures applicd for (the duration of the
construction as specified in the Improvement Plans. Provide for erosion control where roadside drainage
is off of the pavement, to the satisfaction of the ESD.

Submit to the ESD a leter of credit or cash depasit in the amount of 110% of an approved
engineer's ¢stimate for winterizaton and permanent erosion control work prior to hnprovement Plan
approval o guarantee protection against erosion and improper grading practices. Upon the County's

FEBRUARY, 2010
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acceptance of improvements, and satisfactory completion of a one-year maintenance period, unused
portions of said deposit shall be refunded 1o the project applicant or authorized agent.

If, at any time during construction, a ficld review by County personnel indicates a significant
deviation from the prepeosed grading shown on the Improvement Plans, specifically with regard to slope
heights, slope ratios, erosion control, winicrization, trec disturbance, and/or pad elevations and
configurations, the plans shall be reviewed by the DRC/ESD for ‘a determination of substantial
conformance (o the project approvals prior to any further work proceeding. Failure of the DRC/ESD 1o
make a determination of substantial conformance may serve as grounds for the revocation/medification
ol the project appraval by the appropriate hearing body. MM V1.2 (ESD)

3. The Improvement Plan submittal shall include a geotechnical engineering report produced by a
California Registered Civil Engincer or Geotechnical Engineer. The report shall address and make
recommendations on the following:

a. Road and pavement design
Structural foundations, including retaining wall design (if applicable}
Grading practices
Erosion/winterization
Special problems discovered on-site, (i.c., groundwater, cxpansive’unstable soils, €1¢)
Slope stability '

—ran g

Once approved by the ESD, two copies ol the final report shall be provided to the ESD and one
copy to the Butlding Department for thelr pse. 1f the soils report indicates the presence of critically
expansive or other soils problems that, if not corrected, could Jead w structural defects, a certification of
completion of the requirements of the soils report shall be required for subdivisions. prior to approval of
the Improvement Plans. This certilication may be completed on a fot by lot basis or on a tract basis.
This shall be s0 noted in the CC&Rs and on the Informational Sheet filed with the Final Map(s). It is
the responsibility of the developer to provide for engincering inspection and certification that earthwork
has been performed in conformity with recommendartions contained in the report. MM Y13 (ESD)

6. Staging Areas: Stockpiling and/or vehicle staging areas shall be identified on the Improvemem
Plans and located as far as practical from existing dwellings and protecied resources in the area. MM
VL4 (ESD)

7. Water gquality Best Management Practices {BMPs). shall be designed according 1o the California
Stormwater Quality Association Stormwaler Best Management Practice Handbooks for Construction,
for New Devclopment / Redevelopment, andfor for Industrial and Commercial, (andfor other similar
source as approved by the Engineering and Surveying Departinent (ESDY).

Construction (lemporary} Best Management Practices for the project may include, bui are not
fimited 10 Fiber Rolls (SE-3), Hydrosceding (EC-4), revegetation techniques, and protective fencing.

Storm drainage from on and offsite imperviens surfaces (including roads) shall be collected and
rouied through specially desipned cateh basing, vegerated swales, vaults, infiltration basins, warter

FEBRUARY, 2010
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quality basins, filters, etc. for entrapment of sediment, debris and oils/greases or other identified
poliutants, as approved by the Engineering and Surveying Department. Best Management Practices
shall be designed at a minimum in accordance with the Placer County Guidance Document for Volume
and Flow-Based Sizing of Permanent Post-Construction Best Management Praclices for Stormswater
Quality Protection. Post-development (permanent) Best Management Practices for the project include,
but are not fimited to: rock outfall spreaders, revegetation and infiltration trenches, No waler quality
facility construction shalfl be permitted within any identificd wetiands area, floodplain, or right-of-way,
except as authorized by project approvals.

Al BMPs shall be maintained as required to insure effectiveness, The applicant shall provide for
the establishment of vegetation, where specified, by means of proper irrigation. Proof of on-gong
mainlenance, such as contractual evidence, shall be provided to ESD upon request. Maintenance of
these facilities shall be provided by the project owners/permitiees unless, and until, a County Service
Area is created and said facilities are accepted by the County for maintenance. Prior te Improvement
Plan or Final Map approval, easements shall be created and offered for dedication to the County fur
maintenance and access to these facilities in anticipation ol possible County maintenance. MM VLS
{FESD)

8. Projects with ground disturbance exceeding one-acre that are subject 1o construction stormwater
quality permit reguirements of the National Pollutant Discharge Elimination System program shabl
obtain such permit from the State Regional Water Guality Control Board and shall provide to the
Cngineering and Surveving Department evidence ol a state-issued WDID number or {iling of a Natice
of Intent and fees prior 1o start of construction. N VL6 (ESD)

9. Prior to 1ssuance ol a Building Permit, the applicant shall obtain a State Regional Water Quality
Control Board Natonal Pollutant Discharge Elimination System (NPDES) construction staormwater
quality permit and shall provide te the Fngineering and Surveying Department evidence of o state-
1ssued WDID number or filing of a Notice of Intent and fees.

1. Prepare and submit with the project Improvement Plans, a drainage report in conformance with
the reguirements of Section 3 of the Land Development Manual and the Placer County Stormy Water
Management Manual that are in cifect al the time of submittal, © the Engineering and Surveying
Department for review and approval. The report shall be prepared by a Registered Civil Engineer and
shall, ar a minimunmt, include: A written texi addressing existing conditions, the effects of the
improvements, all appropriate calculations, a watershed map, increascs in downstream flows, propesed
on- and offsite improvements and drainage casements to accommaodate flows from the project. The
report shall identify water quality protection {eatures and methods to be used Loth during construction
and for long-term post-consiruction water quality protection. "Best Management Practice” measures
shall be provided to reduce erosion, water quality degradation,-and prevent the discharge ot pollutams
to stormwater 10 the maximum extent practicable. MM V1IL1 (ESDY)

11, Drainage facilities, for purposes of ¢ollecting runoff on individual lots, shall be designed in
accordance with the requirements of the County Sterm Water Management Manual that are in effect at
the time of submittal, and shall be in compliance with applicable stormwater qualily standards, to the

FEBRUARY, 2010
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satisfaction of the Engineering and Surveying Depactment (ESD). These facititics shall be constructed
with subdivision improvements and easements provided as required by FSD. Maintenance of these
facilities shall be provided by the homeowners' association. (ESD)

12, All storm drain inlets and catch basins within the project arca shall be permanentty
markedfembossed with prohibitive language such as “No Dumping! Flows to Creek” or other language
as approved by the Engincering and Surveying Division (ESD) and/or graphical icons to discourage
illegal Jumping. Message details, placement, and locations shall be included on the Tmprovement
Plans, ESD-approved signs and prohibitive language and/or graphical icons, which prohibit illezal
dumping, shall be posted at public access points along channels and creeks within the project area. The
Homcowners® association is responsible for maintaining the legibility of stamped messages and signs,
(ESD)

13 Provide the Engineering and Surveying Department with a letter from the appropriate fire
protection district describing conditions under which service will be provided o this project. Said letier
shail be provided prior to the approval of Improvement Plans, and a fire protection district
represcntative’s signature shall be provided on the plans, (ESD)

. [Zxtend a pressurized water system into the subdivision to County (Section 7 of the LDM) or fire
district standards. whichever are greater, (ESD)

15. An agreement shall be entered into between the developer and the utility companmes specifically
listing the party{ies) responsible for performance and financing of each segment of work relating 10 the
utility instalfation. A copy of this agreement or a letter from the utilities staring such agreement has
been made shall be submitted to the Fnginecring and Surveving Department priee to the filing of the
Finat Map(s). Under certain circumstances. the telephone company rmayv not require any agreement or
financial arrangements be made for the installation of underground facilities. 1f so, a letter shall be
submitted which includes the siatement that no agreement or financial arrangements are required for
this development. (ESD)

16, [nstall cable TV conduit(s) in accordance with company or County specifications, whichever arg
appropriate. (ESDG

17. Submit, for review and approval, a striping and signing plan with the project Improvement
Plans. The plan shall inciude all on- and off-site traffic control devices and shall be reviewed by the
County Traffic Fogincer. A construction signing plan shall also be provided with the Improvement
Plans for review and approval by the County Traffic Engineer. (ES[)

GRADING

18.  Mass grading is not proposed with this project, however amy proposed subdivision grading
beyond that necessary for construction ol streets, utilities, and drainage improvements {i.e., mass
grading, residential pad grading) must be approved by DRC prior to approval of preject Improvement
Plans. The intent of this condition is to allow detailed DRC review of lot or contour grading impacts,
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and to ensure that grading activities do not exceed those indicated on the preliminary grading plan for
this project. Grading pilans, of a suitable scale and providing specific engineering detail, including limits
of grading, identification of trees, existing and proposed contours, drainage patlerns, etc., shall be
prepared and submirted for DRC review. If grading, bevond that indicated on the preltminary grading
plan, and‘or environmental documents is propesed with subdivision construction. the matier shall be
referred back 1o the Planning Commission for consideration. (ESIVPLN)

19. [n order to protect site resources including the areas to remain Open Space. Parcels B and C. no
grading activities of any kind shall take place within the Open Space areas or within the 100-year flood
plain of the Yuba River. (PLN)

200 Unless otherwise approved by the DRC. no concrete slab foundations shall be permitted. The
intent of this condition is to Limit the extent of grading to that reasonably necessary for residential
coenstruction and to ensure protection of sensilive envirenmental resources. These restrictions shait be
indicated on the Improvement Plans and the Final Map. (PLIN)

21, In order to protect site resources, no grading activitics of any kind may take place within the
100-vear flood plain of the streamddrainage way nor within the watershed of the vernal pool{s), unless
otherwise approved as a pant of this project. Some wetland filking is approved as a part of this project
per the environmental document. (ESD)

ROADSTRAILS

22, Construct subdivision road(s) on- and off-sitc 10 a minimum Plate R-1 (LLIDM) standard or as
otherwise approved by the ESD. The road(s) and storm drainage shall be maintained by the
Homeowners Association.  All subdivision streets shall be designed o meet 25 mph design specd
criteria, as specificd in the latest version of the Caltrans Highway Design Manual unless otherwise
approved by DPW_ The roadway swuctural section(s) shall be designed for a Traffic Index of 6 (Ref.
Section 4, LDM). {(FSD) ’

23, Construct atl road entrances/driveways onto Mule Ears Drive to a Plate R-17 LDM standard.
The design speed of Mule Ears Drive shall be 25 mph, unless an aliernate design speed is approved by
the DHPW. The Plate R-17 structural section shall be designed for a Traffic Index ol 6, but said section
shall not be less than 3-inch AC over 8-inch Class 2 AB unless otherwise approved by the ESD. (ESD)

24, On lots where subdivision roadway cuts/[ills exceed 4-foot in vertical height (as measured from
finished road grade) or driveway. grades would exceed 12% at any reasonable access location, the
driveways shall be shown on the Improvement Plans and constructed with subdivision improvements,
or specific development standards for that Yot shall be established for inclusion in the Development
Notebook and with appropriate CC&ER restrictions and notification to the satisfaction of DRC. Said
driveways shall have a paved width of not jess than 10-foot, a minimum structural section of 2-inch
AC/-inch AB, and shall extend from the roadway edge not less than 30-foot into the lot, or as deemed
approprigte by the Engingering and Surveving Department {ESD).  These driveways shall be
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constructed such that the slope between the street and building site does not exceed 16%, or as
otherwise approved by the servicing fire district and the ESD. {E3SD)

25 Roadway improvements shall include adequate vehicular trn-around improvements and
easements for utility vehicle access as required by the Engineering and Surveying Department. {ESD)

26. Proposed road names shall be submitted to the Engineering and Surveying Department {£SD) -
Addressing (530-745-7530) tor review and shall he approved by the ESD prior to Improvement Plan
approval.

27, Final approval of on-sitc and off-site waterline, sewer line, storm drain routes, and road
locations must be obtained from the DRC. (ESDH

28, a. Irail Easement Requirements: A minimum 15-wide multi-pumpose trail easement {or as
approved by the Parks Division) spanning the project width across Mule Fars Drive, lots 14, 15, 16, and
Parcel A from west 1o east and generally located along the northerly Projeet boundary., as appraved by the
DRC, in consultation with the Parks Division. The trail shall be concepluatly shown on the improvement
plans and constructed by the Developer,

Al the discretion of the County, the term “multi-purpose trail easement” may alse be in the form of
an irrcvocable offer of dedication of a multi-purpose trail easement.  As used herein, the term “multi-
purpose” is intended to include pedestnian, equestrian, bicvele, and other pon-motorized use. The term
mult-purpose™ does not exchide the use of matorized vehicles for ihe purpose of construction and
mainicnance activities. Trail easement documents shall be provided in a form acceptable to the County.

b. Trail Construction Requirements: Trails shall be constructed w the following standards, unless
otherwise approved by the Parks Division: A trnd tread, dratnage appurtenances, clearing, seeding, and
planting as necessary for erosion control. Tread width shall be generally 6" and shall be out sloped at
approximately 3%. The trail read shall be graded and compacted and not exceed 12% longitudinal slope,
Clearing should be 10" above ground, and ' minimum on each side of the trail tread.  Excessive clearing is
undesirable. Qccasionally widen the cleared area where uscful for passing and safe line of sight. Water
must be diverted from the trail's surface before it builds up o erosive force. o divert water, use outslupes,
gracte reversals, grade dips, and lead ditches, in conjunction with inskopes or culverts.

Trail construction shall include applicable environmental review and permuiding by local, state, and
tederal agencies. The crossing of any wetland areas shall also be reviewed and approved by the DRC,
Parks Division, and atl appropriate state and federal regulatory agencies, and shall be bridged to provide
public safety wiile preserving the exisung wetlands habitat,

¢. Trail Maintenance Responsibility:  Maitenance of all trails shall be by the homeowners'
association unti] such time as the County accepts the dedication of trail casements.

FEBRUARY, 2010
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PUBLIC SERVICES

29, Prior to Improvement Plans approval, submit (o CHS a “will-serve”™ letter from Donner Summit
Public Utility District indicating that the district can and will provide treated domestic water service and
public sanitary sewerage service to the project. The applicant shall connect cach lot in this project to this
rreated domestic water supply and sewerage service. (EHS)

30 Prior to Improvement Plans approval, submit to EHS a “will-serve™ letter from the franchised
refuse collector for weekly or more frequent refuse collection service. (EHS)

3. The owner or occupant of the property shall subscribe to weekly mandatory refuse collection
services from the refuse coilection franchise holder. (EHS)

32, Provide o DRC "will-serve™ letiers from the following public service providers prior w
Improvement Plan and Final Map approvals, as required:

a. PG&E

b. Donner Summit Public Utility Diswrict

¢ Tahoc Truckee Disposal Servige

d. ATET

IT such "will serve” fefters were oblained as a part of the environmental review process, and are
still valid, {received within one year) they shall not be required again. (ES1)

33 Prior to the approval of the Improvement Plans, confer with locat postal authorities (o determine
requirements for locations of clusier mailboxes, if required. The applicant shall provide a letier 1w DRC
from the postal authorites stating their satisfaction with the development box locations, or a relcase
frem the necessity of providing cluster matlboxes prior to Improvement Plan approval. 1 ¢lustering or
special locations are specified, easements, conerete bases, or other mapped provisions shall be inciuded
in the development area and required improvements shall be shown on project Improvement Plans,

{(ESL)

34, Priov to the approval of the Improvement Plans, provide the DRC with proof of notification {in
the form of a written notice or letier) of the proposed project Lo
a. Tahoe Truckee Joint School District

b. The Placer County Sherif's Office (ESD}
GENERAL DEDICATIONS/EASEMENTS

35 The applicant shall work with Placer County and other appropriate agencies (o identify and record a
mutually agrecable trail casement that would preserve the continuity of the Emigrant Trail through the
project area. The easement location shall e shown on the Improvement Plans and terms of the casement
shall be established prior to approval of said hmprovement Plans, MM V.1

36. Open Space Fasements: Areas on Parcels B and C as depicted on the Tentative Map shall

be defined and monumented as “Open Space Parcels™ as shown on the project Improvement/Grading
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Plans and Final Muap. Said easements shall be established for the designated Open Space Parce] B
(approximately 12,628 square feet) and Open Space Parcel C (approximately 31,414 square feet) as
wdicated on the Vesting Tentative Map. A complete description of the usesrestrictions of the easement
shall be included and noted on the Improvement Plans and on the Final Map. Specific provisions of the
easement restrictions shall be contained within the project CC&R s as deemied appropriate by (the DRC.

The purpose of said casements is for the protection and preservation of on-site wetland/stream
corridor habitats, nesting threatened andfor endangered bird species, etc. A note shall be provided on the
Final Map prohibiting any disturbances within said casements, including the ptacement of fill materials,
lawn clippings, oil, chemicals, or trash of any kind within the easements; nor any grading or clearing
activiuies, vegetation removal, or domestic landscaping and irrigation, including accessory structurcs,
swimming pools, spas. and fencing (excepting that specifically required by these conditions), Trimming
or other maintenance activity is allowed only for the bencfit of fish, wildlife, fire protection, public
safetv, 1o mitigate hazardous situations and water quality resources, and for the etimination of discased
growth, or as otherwise required by the Fire Department, and only with the wrilten consent of DRC. A
provision for the enforcement of this restriction by the homeowners’ association shall be provided.
{PLN)

37 Wetland Prescrvation Easements:  Areas located within the 0,39 acres of designated wetlands,
welland habitat, ephemeral strearm and the roadside ditch as depicted on the Vesting Tentative Map shall
be defined and monumented as “Wetland Preservation Easements™ on behalf of the Gondola North
Homesite Subdivision, and shown on the project Improvement/Grading Plans and Final Map. Said
casements shall be for the protection of the 0.59 acres of wetlands, wetland habitats, ephemeral stream and
roadside dinch {determined to by the US. Army Corps of Engineers 1o be jurisdicuonal), all of which will
remain un-filted and controlled within separate parcels and s not proposed {ur development, shali be
established over those designated areas indicated on the approved Vesting Tentative Map. This ares can
only be accessed by ski apparatuses when there 1s a minimum of two feet of snow exists within these areas.
A complete description of the uses‘restrictions of the easement shall be included. Specific provisions of the
casement restrictions shall be contained within the project CC&RS as deemed appropriate by the DRC,

The purpose of said easements is for the protection and preservation of on-site wetland/stream
corridor habitats. A note shall be provided on the Final Map prohibiting any disturbances within said
casements, ncluding the placement of fill materials, fawn clippings, oil, chemicals, or trash of any kind
within the easements; noe any grading or clearing activities, vegetation removal, or dormestic landscaping
and irrigation, including accessory structures, swimming pools, spas, and fencing {excepiing thai
specifically required by these cenditions). Trimming or other maintenance activity is allowed only {or
the benefit of tish, wildlife, fire protection, public safetv, to mitigate hazardous situations and water
quality resources, and for the elimination of diseased growth, or as otherwise required by the fire
departrment, and only with the written consent of DRC. A provision for the enforcement of this restriction
by the homeowners™ asseciation shall be provided. (PLN)

38 Provide the following casements/dedications on the lmprovement Plans and Final Map o the
satisfaction of the Engineering and Surveyving Department {(ESD) and DRC:
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a. A 4-foot-wide private road, public utility. and emergency access easement {Ref.
Chapter 16, Article 16.08, Placer County Code) along on-site subdiviston roadways
whergver ong docs not already exist. (ESD)

b. Public utitity easements as required by the serving utilities, (ESD)

C. Dedicate 12.3-foot multi-purpose casements adjacent 0 all highway easements.
(ESD)

d. Drainage easements as appropriate. (ESD)

€. Provide an lrrevocable Offer of Dedication on the Improvement Plans and Final

Map ta the satisfaction of the ESD and DRC for easemcnts as required for acecss to, and
protectiion and maintenance of post-construction water quality enhancement facilities
(BMPs).  Said facilities shall be privately maintained until such time as the Board of
Supervisors accepts the offer of dedication. MM VIIL2 (ESD)

f. Eascments as required for installation and mamtenance of fuel reduction areas by
the homeowners' association, (ESTH

g. Provide private  casements  for  existing  or  relocated  water  lines,
service/distribution Tagilities, valves, etc., as appropriate. (ESD)

h. Designate a “no agcess” strip on Lots B and 2 along Mule Cary Court frontage, as
shown on the Tentative Map Site Plan dated Seplember 2009, (ESD)

i Designate a “no access”™ strip on Lots 6, 10, 19, 18,17, C and 16 along Mule Ears
Drive frontage, as shown on the Tentative Map Site Plan daled September 2009, (ESD)
I [.andscape easements as appropriate, (ESD)

k. Easements as required lor installation and maintenance of neighborhood

identificationsentrance structures, soundwalls, fences, and/or gates by the homeowners
associatinn. {ESD}

VEGETATION & OTHER SENSITIVE NATURAL AREAS

39. A pre-construction survey shall be conducted for nesting Willow Flycarchers and other nesting
threatened or endangzered bird species or those otherwise protected under the Migratory Bird Treaty Act no
mare than 14 days prior (o the initiation of demolition‘construction activities during the early pait of the
breeding season (March — April) and no more thun 30 days prior to ihe imtation of these activities during
the late breeding season (May — July). During this survey, the qualified wildlife biologist shall inspect all
trees 10 and immedialgly adjacent to the impact areas for raptor and migratory bird nests.

LT the pre-construction survey docs not identtly any nesting threatened or endangered bird species
on or near the construction site, further mitigation is not required. However, should any nesting Willow
Flycatcher or other nesting threatened or endangered or otherwise protected bird species be found nesting
on or near the construction site {within 300 feet of construction activitics), the following mitigation
measures shall be implemented:

Prior to the issuance of grading permits, the project preponent, in consultation with the Placer
County and California Department Fist and Game (CDYG), shall avoid all birds of prey or mjgratory bird
nest sites located in the construction area during the breeding season, while the nest 1s occupied with adults
and/or epgs or young. The oceupied nest shalt be monitered by a qualified wildlife biologist to derermine
FEBRUARY, 2010
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when the nestis ne longer used. Avoidance shall include the establishment of a no disturbance bufter zone
around the nest site, The size of the bufier zone shall be determined in consultation with Placer County und
CDFG. Highly visible temporary construction fencing shall delineate the buffer zone,

If 2 legally-protected species nest is located in a tree designated for removal, the removal shall be
deferred until after July 31 or until the adults and young are no longer dependent oo the nest site, as
determined by a quali fied biologist. MM V.1 (PLN}

40, All areas that are disturbed as part of subdivision and on-site phased improvements shall be
ternporarily re-established with hydro seeding or simitar method as recommended by a Licensed Architect
or Registered Professional Forester and planting al the end of ecach construction season. A vegetation
monitoring program report, preparcd by a licensed landscaping architect or registered professional forester,
shall be submitted annually to the Planning Department during the 1ife of the construction phases and for
mwo years afterward. Said report will defing areas that have been disturbed/replanted with a description of
the seeding andfor planting matenials, and status of re-established vegetation, including survival rate. Any
corrective actions required are the responsibility of the appiicant.

A letter of credit, cash deposit or as otherwise approved security in the amount of 125 percent of
.the accepted proposal shall be deposited with the Placer County Planning Department 10 assure
performance of the monitoring program.  Evidence of this deposit shall be provided 1o the satisfaction of
the DRC. Violation of any components of the approved MMIP may result in enforcement aclivity per
Flacer County Environmental Review Ordinance Article 18.28.08%. An agreement bebween the applicant
and the county, meeting DRC approval, shall be prepared that allows the County use of the deposit to
assure performance of the MMIP in the event the homeowners association or property owner [ails to
perform. (CRAMMIP) (PD)

41, Temporary Construction Fenging: The applicant shall install a 4° «all, brightly colored (usually
vellow or orange), synthetic mesh material fence (or an equivalent approved by the DRC) at the following
focations prior to any construction cguipment being moved on-site or any construction activities taking
place:

il Adjacent to any and all wetland preservation easements that arc within 30" of any proposed
canstruction aLtlvllv
b. Al the Hmits of construction, outside the dripline of all trees 67 dbh (dmmeter at breast

height}, or 10" dbh aggregate for multi-trunk trecs, within 50° of anv grading, road improvements,
underground uniities, or other development activity, er as otherwise shown on the ‘Tentative Map;

c. Around any and all “special protection” areas as discussed in the project’s environmental
review docuntents.
d. Around all Open Spacce Iots within 530 {eet of any development activity.

o development of this site, including grading, will be allowed until this conditon i satisfied
unless a Timber Harvest Permit is in place consistent with Condition Number 25, Any encroachment
within these areas, including driplines of trees to be saved, must first be approved by the DRC. Temporary
fencing shall not be altered during construction without written approval of the DRC. No grading, ¢clearing,
storage of equipment or machinery, ¢te., may occur until a representative of the DRC has inspected and
approved all temporary construction fencing.  This includes both on-site and off-site improvements.
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Efforts should be made to save trees where feasible. This may include the use of retaining walls, planter
istands, pavers, or other techniques commonly associated with tree preservation. Said fencing and a note
reflecting this Condition shalt be shown on the Improvemnent Plans. (PD/ESDY)

CULTURAIL RESOURCES

- 42, Prior the acceptance of Improvement Plans additional research shall be conducted by a quatificd
_ professional 1o determine if there is a buried cultral deposit, either historic or prehistoric, associated
with the surtace [eutures and a report shall be prepared detailing the findings. I the resource is
determined 1o be a resource of importance the report shall include recommended mitigation or
protection measures. MM V.2 (PLN)

43. [Fany archacological artifacts, exotic rock (non-nauve), or unusual amounts of shell or bone are
uncovered during any on-site construction activities, all work must stop immediatety in the arca and a
SOPA-certified {Society of Professional Archacologists) archagologist retained to evaluate the deposit.
The Placer County Planning Department and Department of Museums must also be contacted for
review of the archaeological find(s).

I the discovery consists of human remains, the Placer County Caroner and native American
Heritage Commission must also be contacted. Wark in the arca may only proceed afier authorizalion is
granted by the Placer County Planning Department. A note to this effect shall be provided on the
Improvement Plans flor the project.

Following a review of the new find and consultation with appropriate experts, if necessary, the
authority 1o proceed may be accompanicd by the addition of development requirements which provide
pritection of the site andfor additional mitigation measures necessary 10 address the unique or sensitive
nature of the site. (PLN)

44, The project shall be required 10 comply with the requirements of The Native American |lerilage
Commission incfuding but not limited to conducting a record search, archacclogical inventory survey {if
required), conduct a Sacred Lands File Check. {NAHO)

FEES

43, Pursuant to Section 21089 (b) of the California Public Resources Code and Section 7114 et seq. of
the Fish and Game Code, the approval of this permitiproject shall not be considered [linal unless the
specified fees are paid. Withowt the appropriate fee, the Notice of Determination {which the County s
required 1o file within 5 days of the project approval) is nol vperative, vested or final and shall not be
accepred by the County Clerk. (PLN)

46.  This project will be subject to the payment of traffic impact fees that are in effect in Lthis area
(Placer East Fee District), pursuant to applicable Ordinances and Resolutions. The applicant is notified
that the foliowing traffic mitigation fee{s) will be required and shall be paid to Placer County DPW
prior 1o issdance of any Building Permits Tor the project:
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a, County Wide Traffic Limitation Zone: Article 13.28.010, Placer County Cade

The current estimated fee is $3.227.00 per Dwelling Unit Equivalent. The fees were caloulated
using the information supplied. [f either the use or the square footage changes. then the fees will
change. The fees to be paid shall be based on the fee program in effect at the time that the application is
deemed complete MM XV, 1 (ESD} ' '

47. Pursuant to County Code Sections 15.34.010, 16.08.100 andior 17.34.100 (DY, a fee must be paid o
Placer County for the development of park and rececation facilitics. The fec to be paid is the fec in effect at
tinal map recordatonbuilding permit 1ssuance. (For reference, the fee currently is S615 (adjust if multi-
family housing where there is no {inal map} per lot to be paid ab final map and $3,240 per unit due when a
building permit is issued.)

Lipon approval of the County, the Applicant may ¢lect 1o construct additional wails and dedicate
corresponding multi-purpose public trail casements on land adjacent 1w and contiguous with the Project
boundary. Any multi-purpose public trail casements dedicated outside the boundaries of the Project and
accepted by the County would be eligible to receive eredit against park dedication fees due. The amount of
fee credit would be based on the appraised valuc of casements as approved by the County. (PLN)

ENVIRONMENTAL HEALTH

48, Prior (0 Building Permit issuance, the applicant shall submit to CHS, a solid waste management
plan. A plan fonm specifying required information can be obiained in the E1S office. (EHS)

49 This project will be required to abide by the approved solid waste management plan for the
Village at Sugar Bowl, Refuse will be picked up twice a week at the residences by a snow cat during
the winter or a dumpster truck in the summer by Sugar Bowl Village Services statl. The resulting solid
wasle will be deposited in the “"Dumpster Storoge Arca” in the West Bay Parking Lot. The dumpsters
used for the storage of the solid waste will be approved dumpsters that utihze a counterbalanced hid 1o
prevent wild animal access. (EI1S)

3¢, The drilling of individual waler wells on any lot within the project area is promblled. (EHS)

3L Prior to the approval of the Improvement Plans, the project applicant shall obtain a copy of the
Placer Maosquite Abatermnent District Guidelines and Standards lor Vector Prevention in Proposed
Developments. This project shall abide by these guidelines. (EHS)

52. If at any ume during excavaton, grading, or during the course of construcong the proposed
project, evidence of soil or groundwater contamination with hazardous materials is encountered, (he
applicant shall immediately stop the project and contact the EHS Hazardous Materials Section. The project
shall remain stopped until there is resolution of the contamination problem to the satisfaction of EHS and
the Central Valley Regional Water Quality Control Board. A note o this effect shall be placed on the
Improvement Plans, {(EHS)
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33 The discharge of fuels, wils, or other petroleum products, chemicals, detergents, cleaners. or
similar chemicats to the surface of the ground or o drainage wavs on or adjacent to the site is
prohibited. (EHS)

34 During construction, lemporary storage and vse of hazardous substances shalf comply with Fire
and LHS reguiations and redquirements, and spill prevention practices shall be used. (EHS)

35, If Best Management Practices are required by the Engineering and Surveying for control of urban
runofl pollutants, then any hazardous materials collected during the life of the praject shall be disposed of
in accerdance with all appticable hazardous materials Jaws and regulations. (EHS)

56. Prior to approval of each Final map, a copy of a legally recorded deed restriction for each parcel
must be submitted to Environmental Health Services. The language for this deed restriction will be
provided by Environmental Health Services and shall include the following statement: The State and
Regional Water Cuality Control Boards {or lead agency) shall be granted access to any lot within the
project site to further investigate, monitor, or remediate the residual hvdrocarbon impagts asseciated
with the enauthorized release that oceurred at the former Sugar Bow! Lift Maintenance area and/or any
other contamination that may be identi{ied in the future, (MM YVILIWEHS) '

57.  Prior to Improvement Plan approval, the preject owner or avtherized managing entity shall
insurg that ali construction vehicles or equipment, fixed or mobile. operated within close proximity of a
residential dwelling shall be equipped with properly operating and maintained muofflers at all times
during project construction. It js the owner’s responsibility to obtain the services ol a gualified
acoustical professional w verify proper equipment muafflers if concerns relating (o the issue arise. A
nole to this effect shall be added to (he Improvement Plans where applicable. {(PPLIN)

538, Construction noise emanating lrom any construction activilies for which a Grading or Buitding
Permit is required is prohibited on Sundays and Federal Holidays, and shall only cccur:

a. Monday through Fniday, 6:00 am to 8:00 pm (during davlight savings)

b. Monday through Friday, 7:00 am 1o 8:00 pm (during standard time)

¢. Saturdays, £:00 am 10 6:00 pm

In addition, temporary signs 4 x 4° shall be located throughoul the project, as determined by the
DRC, at key intersections depicting the above construction hour limitations. Said signs shall include a
tell free public information phone number where surrounding residents can repert violations and the
developer/builder witl respond and resolve noise viglations, This condition shall be included on the
Improvement Plans,

Esscntially, quiet activities, which do not invelve heavy equipment or machinery, may occur at
other times. Work occurring within an ¢nclosed building, such as a house under construction with the
roof and siding completed, may occur at other times as well.,
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The Planning Director is authorized to waive the time frames based on special circumstances,
such as adverse weather conditions, (EHS/ESD/PID)

AIR POLLUTION

39 a Prior 1w approval of Grading/lmprovement Plans, the applicant shall submit a
Construction Emission ¢ Dust Contrel Plan 1o the Placer County APCD. This plan must address the
minimum Administrative Requirements found in section 300 and 400 of APCD Rule 228, Fugitive
Dust.  The applicant shall not break ground prior to receiving APCD approvat of the Construction
Emission / Dust Control Plan. {APCD) MM I11.1-1

b. Include the following standard note on the Improvement‘Grading Plan: The prime
contractor shall submit to the District a comprehensive inventory {ic. make, model, year, emission
rating} of all the heavy-duly offzroad equipment (30 horsepower of greater} that will be used an
agegrcgate of 40 or more hours for the construction project. The inventory shall be updated, beginning
30 days after any initial work on site has begun, and shall be submitted on a monthly basis throughout
the duration of the project, except that an inventory shall not be required for any 30-day period in which
no construction activity occurs, At least three business davs prior (o the use of subject heavy-duty off-
road equipment, the project represcntative shall provide the District with the anticipated construction
timeting meluding start date, and name and phone number of the property owner, project manager, and
on-site foreman. (APCD)

c. PPrior 1o approval of Grading/lmprovement Plans, the applicant shall provide a plan to the
Placer County APCI) for approval by the District demaonstrating that the hcavy-duty (= 30 horsepower)
off-road vehicles 1o be used in the construction project, including owned, lcased and subcontractor
vehicles, will achieve a project wide fleet-average 20 percent NOx reduction and 45 percent particulate
reduction compared to the maost recent CARB leet average. Acceptable options for reducing emissions
may include use of late model engines, low-emission diesel products, alternative fuels, engine retrofit
technology, after-ireatment producis. and‘or ather options as they become available, (ATCI)

60 Include the tollowing standard note an the Improvement/Grading Plan: Construction equipment
cxhaust emissions shall not exceed District Rule 202 Visible Emission limitations. Operators of vehicles
and equipment found to exceed opacity limits are to be unmediately notified by APCLY 0 cease
operations and the equipment must be repaired within 72 hours. Additional information regarding Rule
202 can be found at: http:/fwww.placer.ca.pov/Departments/AirrRules.aspx (APCD - Rule 202) MM
-2

el Include the following standard note on the Improvement/Grading Plan: During construction, no
open burning of removed vegetation shall be allowed.  All removed vegetative material shall be cither
chinped on site or taken to an appropriate disposal site. (APCD - Rule 318} MM [111-3

62 Inciude the following standard note on the Improvement'Grading Plan: The prime contractor
shall be responsible for keeping adjacent public thoroughfares ¢lean of silt, dirt, mud, and debris, and
shall “wet bruoom™ the streets 1Fsilt, dirt, mud or debris is carried over (o adjacent public thoroughfares,
Dry mechanical sweeping is prohibited. (APCD — Rule 228 / section 401.5) MM i11.1-4
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63, Include the following standard note on the Improvement/Grading Plan: During construction,
tratfic speeds on all unpaved surfaces shall be timited 10 135 miles per hour or less. (APCD = Rule 228 /
section 401.2) MM 111.1-5

64 Include the following standard note on the Improvement/Grading Plan: During construction, the
contractor shatl minimize 1diing time w a maximum of 3 minutes (or ali dicsel powered eqmpmem
{APCD - Placer County Code / section 10,14.040 Idling) MM 111.1-6

65.  Include the following standard note on the Improvement:Grading Plan: The contractor shall use
CARB ultra low diesel fuel for all diesel-powered cquipment. In addition, low sulfur fuel shall be
utilized for all stationary equipment. (APCD — California Standards for Motor Vehicle Diesel Fuel,
tide 13, article 4.8, chapter 9, California Code of Regulations), MM [[1.1-7

60, Include the following standard note on the Improvement/Grading Plan: The contractor shall
utilize existing power sources {e g., power poles) or clean fuel generators rather than temporary diesel
power generators, (APCD) MM 111.1-8

67, Include the following standard note on the Improvement/Grading Plan: All on-site slationary
cquipment which is classified as 50 hp or greater shall either oblain a state issued portable cquipment
permit or a Placer County APCLY 1ssted portable equipment permit.  (APCD - California Portable
Equipment Registration Program, Scetien 2452), MM I11.1-9

68, Losw nitreus oxide (NOx) natural gas water heaters shall be imstalled in accerdance with Distriet
Rule 246 il natural gas becomes available. MM I11.1-10
69 Contractors shall use low Yolatile Organic Compounds coatings for home construction.

MBI T-11

70. Prior to Final Map recordalion/approval, the following mitigation measure shall be included in
the CC&Rs.

Prior to building permit approval, in accordance with District Rule 223, only V.S, EPA Phase [l
certified wood burning devices shall be allowed in single-family residences. The emission potential
from each residence shall not excesd a cumulative total of 7.3 grams per bour for all devices, Masonry
fireplaces shall have either an EPA centified Phasce 1l wooed burning device or shall be a UL, Listed
Decorative Gas Appliance, (APCD — Rule 225y MM 111.1-12

MISCELLANEOQUS CONDITIONS

71, Approval ol this Tentative Map is subject to the approval of the Board of Supervisers of a
Rezening [or the following:
a. Rerone of 6.1 acres of the Forest {FOR) zone district ol Assessor’s Parcel Number 06Y-

320-063 and 4.07 acres of the Open Space (O} zone district of Assessar’s Parcel Number 069-070-
029 10 RS-B-8 to accommodate the 23 residential let subdivision.
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b. Rezone of 4.10 acres of the Residential Forest - Pevelopment Reserve {RF-DR) zone
district of Assessor’s Parce! Number 069-070-043 to the Open Space zane district. (PLIN)

72. The praject applicant shall mitigate potential impacts to employee housing through compliance
with the Placer County General Plan Housing Element Policy (2.A.13) requiring new Sierra Nevada and
Lake Tuhoe projects to house S5O pereent of the employee housing demand (e.g, FTEL cmployees)
generated by the project. Prior to the approval of a final map, the project applicant shall submit to Placer
County an Employee Housing Mitigation Plan that details the methed of providing the required employee
housing units, proposed occupancy {rental or for-sale), number of emplovees served by the emploves
housing units or, in the case of in-lieu fee payment, nunber of employees credited, ransportation to and
from the project, timing of the development of employce housing units, and any incentives requested. For
each subsequent develupment phase, the required amount of employee housing shall be accommodated.

This projcet s intended to provide housing primarily for employees working in the region,
including the Sugarbow] Resort. Units or rooms within units are not to be rented on a daily or weekly
basis, or as "vacation rentals™ or "ski rentals”.  After the first anniversary of the Ceruficate of
Occupancy for the project, or first phase of the project. the applicants shall supply Placer County with
an inventory of the occupants of the project, for purposes of verification of compliance with the
conditions of approval. This inventory shall thercafier be provided on a once a year basis. This
inventory shall identify the unit number, name of cccupani({s}, employer. and the length of residency in
the project.

To meet Placer County resort housing requirements, tenants of the employee housing mnust be
{a} Sugarbowl employees or employees working at Sugarhow!, or {b) regional emplovecs whose
income does not exceed the "moderate” income guidetines for Placer County.

Three housing units of the §2 beds of the Sugar Bowl Corporation employee housing will be
allocated to the Gondola North Homesite Subdivision project leaving 79 heds available for future use.
(CR) (FI.N)

73. Prior 1o the approval of building permits for a single-family residence 1o be constructed on the
newly created parcels, a mimimum of two on-site parking spaces shall be provided per each single
family residence in pursuant to Section 17.34.06013.5 of the Placer County Zoning Ordinance. (PLN)}

74.  The applicant shall, upon written request of the County, defend, indemnity, and hold harmless
the County of Placer (County), the County FPlanning Commission, and its officers, agents, and
emplovees, from any and ali actions, lawsuits, claims, damages, or costs, including attorncys fees
awarded by a court, arising out ol or relating 1o the processing and/vr approval by the County of Placer
of that certain development project known as Gondala North Homesite Subdivision (the Project). The
applicant shall, upon written request of the County, pay or, at the County's option, reimburse the County
for all costs for preparation of an administrative record required for any such action, including the costs
of transcription, County staff time, and duplication. The County shall retain the right 1o cloct to appear
in and defend any such action on its own behalf regardless of any tender under this provision, This
indemnification obligation is intended to include, but net be limited to, actions brought by third parties
to invalidate any determination made by the County under the California Environmentat Quality Act
(Public Resources Code Section 21000 et seq.) lor the Project or any decisions made by the Counry
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relating 10 the approval of the Project. Upon request of the County, the applicant shall execute an
agreement in a form approved by County Counsel incorporating the provisions of this candition. (CC}

73 The preject shall require a Timberland Conversion and Timber Horvest Plan as per the
following: “California Code of Regulations, per Section 1103, and Public Resources Code 4381
requires a Timberland Conversion Permit and‘or Timber Harvest Plan be filed with the California
Department of Forestry and Fire Protection if the project involves the removal of a crop of frees of
colmmerc}al species {regardless of size of trees or 1 trees are commercially harvested), (CE/PD)

76. Approval of this Vesting Tentative Map is subject to the approval of the Board of Supervisors of
a Rezaning from FOR and O to RS-B-8 which permits the project’s propesed density and design,
(PLN)

77.  Prior to recordation of the Tinal Map(s} or prior to approval of the improvement plans, the
applicant shall submit lighting development standards for inclusion in the CC&R’s. The standards shatl
be reviewed and approved by the DRC and shall include General Lighting Standards, Residentiz]
Standards, Prohibited Lighting and Exemptions and shall insure that individual fixtures and lighting
systems n the Subdivision will be designed, constructed and installed in a manner that controls glare
and [1ght trespass, minimizes obtrusive light and conserves energy and resources. (PLN)

78. Prior to Final Map approval, the applicant shall process and record a Minor Boundary Line
Adjustment (o merge that portion ol the property described in Volume 2261 at Page 257 {APN 069-320-
063) lying west of this proposed development with the property deseribed in Velume 3240 at Page 310
(APN 069-070-029), (ESD) |

79, Any entrance structure proposed by the applicant shall be reviewed and approved by the DRC,
shown on the project Improvement Plans, and shall be located such that there is no interference with
driver sight distance as determined by the Inginecring and Surveying Department, and shall not be
focated within the right-of-way.

Any new entrance monument of structure erceted within the front setback on any lot, within
centain zone districts, shall not exceed 3-foot in height (Rell Chapter 17, Article 17,534,030, Placer
County Zoning Ordinance). {ESD)

VISUAL/AESTHETICS

30, Daominant building materials shall reflect regional vernacular traditions and may include stone,
weathered or painted metal, cast integral color concrete, cement plaster stucco, or wood.  These
materials shall not produce glare and shall be colored to complement and blend in with the natural
surroundings, Generally colors will be one to two shades darker than the natural eovironment and will
take into account the different seasons during the year. The project applicant shall incorparate
sustainable development measures into the design of all site improvements, bulldings, and construction
techniques o minimize visual impacts on the surrounding environment. These buoilding design
requirements shall be incorporated into the CC&Rs, (PLN)
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gl In particular to Lot 23, the project site shall be designed to minimize cuts and fills, Effects from
grading on hillsides shall be minimized through the retention of the natura! shape of the hillside as
much as possibie. For areas that would be cut, the topography shall be rounded or warped to make the
topography appear natural. This would be completed by laying a grid of stakes along the slopes, cutting
or filling at the stakes, and bhlending between the stakes to re-create natural-looking contours,  This
would enable the slopes o be revegetated, while allowing for crosion control measures and stormwaier
conveyance. Temporary irrigation shall be vsed along the revegeiated slopes until the vegetation is
established. This approach 10 grading will minimize disturbance and visual impacts to the extent
possible, These construction techniques for Lot 23 shall be incorporated into the CC&Rs. (PLN)

82 The projcct applicant shall prepare and implement a lighting plan, if cxierior lighting other than
that proposed associated with a single-family residence, is proposed. Outdoor light fixtures for sireets,
buildings, pedestrian arcas, and roadways shall be shiclded, andior directed down 10 preserve the night
sky and away from residential areas to minimize light and glare eftects on adjacent residences and shall
be consistent with the Placer County Design Guidelines. Lighting fixtures shall be instalied and
shielded in such a manner that no light rays are emitted from the fixture at angles above the hovizantal
plane. Timers shall be implemented on lighting fixwres at night near buildings, where applicable, w
avoid continual lighting of surfaces. The lighting requirements shall be incorporated into the CC&Rs.
(PLIN)

CC&Rs

83, Prior 1o the filing of each Final Map, Conditions, Covenants, and Restrictions (CC&Rs) shall be
prepared and submitted to and approved by the Engineering and Surveying Department, County Counsel,
and other appropriate County Departments and shall contain provisions/notifications related (o those 1ssues
raiscd in Conditions 24, 28 ¢, 36, 37, 70, 77, 80, 81, 82, 84, 35, 86, and 87

a. The applicants shall create a Homeowners” Association or other asseciation or join
the existing Sugar Bowi Homeowners Assoclation to maintain and operate all
commonly owned parcels with appropriate specified duties/responsibilities. This
Agsociation shall have certain specificd  dutiesresponsibilities  including  Lhe
enforcement of all of the following notifications. (CRY{ESD)

b. None of the provisions required by this condition of approval shall be alered
without the prior written consent of Placer County. (EHS)

C. Maintenance of Water Cuality vault by homeowners association. (ES1)
d. Maintenance of Roadways, including Drainage facilities. (ESD}
e Provision for State and Reglona!l Water Quality Control Beards {or lead ageney) to

access any lot within the project site (o further investigaie, monitor, or remediate residual
hydrocarbon impacts associated with the unauvthorized release that occurred al the former
Sugar Bowl Lift Maintenance area and‘or any other contamination that may be identified

FEBRUARY, 2011
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in the future. The notification language shall be approved by Environmental Health
Services, County Counsel, and other appropriate County Departiments. (MM VIL1)(EHS)

f The owner or occupant of cach residence in this project shall subscribe o weekly or
more frequent mandatory refuse collection services from the refuse collection franchise
holder, The homeowners' association shall be responsible for refuse collection service 1o
all non-residentisl facilities within the project on the sanme basis. “The owner or pceupant of
each residence and the homeowners' association shall abide by the solid waste management
pian for the Village at Sugar Bowl. {EHS)

NOTIFICATION TO FUTURE BUYERS

£4. Notilication to all future owners that all outdoor lighting shall be shielded such that direct ravs
from the lamp are directed downward and do not cross property lines. Motion sensor lighting shall be
enceuraged (o minimize night sky polluticn. {PLN}

§5.  Applicant or Homeowners association shall distribute printed educational materials highlighting
information regarding the stormwater facilities'BMPs, recommended maintenance, and inspection
requirements. as well a5 conventional water conservation practices and surface water quality
protection, to future buvers. Copies of this information shall be included in the Development Notebook,
(ESDY

g6. Notification o future owners that inspections of stormwater facilities/BMPs shall be conducted
by the Homeowners associalion at Jeast annually and maintenance records and proofl of inspections shall
be retained. (ESD)

87.  Notification that the owner or aocupant of each residence in this project shall subscribe 10 weekly
mandatory refuse collection services from the refuse collection franchise holder,  The homeowners’
association shall be responsible for retuse collection service to all non-residental iacilities within the
project on the same basis. {EHS)

g8, Motitigation o the owner or eccupant of each residence in this project that the State and Regional
Water Cuality Control Board (or lead agency) may require access o each lot within the project site to
further investivate, monitor, of remediate the residual hydrocarbon impacts associated with the
unauthorized release that eccurred at the former Sugar Bowl Lift Maintenance area and/or any other
contamination that may be identified in the furure. The notification language shall be approved by
Environmental Health Services. (MM VIL1){(EHS)

DEVELOPMENT STANDARDS

89, The structural setbacks for the Gondola North Homesite Project residential lows within the
zoning district RS-B-8 are as follows for property lines proposed by this Vesting Tentative Map:

A) Front {street) — 12 %2 {eet from any portion of a structure

B) Sides - 5 feet for one story, 7 V2 feet for two more stories

FEBRUARY, 2011}
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) Rear - 10 feet for one story, 20 feet for two more stories (PLN)

90, The maximum building height for the single-family residences to be constructed on the 23
newly created lots shall be 36 feet, The height of the residences shall be measured in accordance with
Section 17 54020 Height Limits and Exceptions of the Placer County Zoning Ordinance. (PLN)

91.  The maximum building coverage per residential lot in this Subdivision is 40 percent maximum
for one story; 35 percent maximum for two or more stories per Section 17.50.010F Residential Single-
Family, Site Development Standards of the Placer County Zoning Ordinance. (PLN)

92.  The preject shall comply with the setback requirements of Section [7.54 140 D - Watercourse
Setbacks ol the Placer County Zoning Ordinance inciuding but not limited to the required setbagk of
100 feet from the centerline of the permanent stream, the Yuba River located to (he west of the
subdivision, and the required setback of 50 feet from the centeriine of the intermittent stream located to
the east of the subdivision. (PLN)

EXERCISE GF PERMIT

93.  The applicant shall prepare and submit to the ngincering and Surveying Department (ESD), a
Final Subdivision Map which 15 in substantial conformance 1o the approved Vesting Tentative Map in
accordance with Chapter 16 of the Plucer County code; pay all current map check and filing fees.

94, The applicant shali obtain any and all permits required from other Departments or agencies
having jurisdiction over this projecy, and shall comply with all their applicable standards. Such agencies
may include, but are not necessarily limited to, the Placer County Building Department, Trackee Fire
Protection District, and the Central Regional Water Quality Control Board. (CR)

95 Prior o the recordanion of the Final Map creating Lot 23, the applicant shall process a Minor
Boundary Lot Adjustment to adjust the property line bisecting the said Lot (PLIN)

B6.  The appilicant shall prepare and submil to the Engineering and Surveying Department (ESD), a
Final Subdivision Map which is in substantial conformance to the approved Tentative Map in
accordance with Chapter 16 of the Placer County Code; the fees 10 be paid shall be based on the fee
program in cffect at the tne that the application s deemed complete. (ESD)

7. The applicant shall have 36 months to exercise this Vesting Tentative Map, Conditional Use
Permit, and Variance. Unless exercised, this approval shall expire on February 22, 2013 unless an
extension of time has been granted. The Conditional Use Permit and/or Varance shall be considered
exercised with the recordation of the Final Map. The Conditienal Use Permit andior Variance shall
expire concurrent with cxpiration of the Vesting Tentative Map or extensions thereto, unless the
Conditional Use Permit and/or Variance arg otherwise exercised. (PLN)
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COUNTY_ OF PLACER ENVIRONMENTAL
Community Development Resource Agency COORDINATION

SERVICES

wMichael Johnson, AICP, Agency Director

Gina Langford, Coordinator

NOTICE OF INTENT
TO ADOPT A MITIGATED NEGATIVE DECLARATION

The project listed below was reviewed for environmental impact by the Placer County
Envirenmental Review Committee and was determined to have no significant effect upon the
envirgnment. A proposed Mitigated Negative Declaration has been prepared for this project and
has been filad with the County Clerk's office.

PROJECT: Gondola-Naorth Homesite

FROJECT DESCRIPTION: The applicant is requesting approval of a Rezone. Vesting Tentative
subdivision Map, and Variance to allow for the subdivision of 25 single-family residential lots and to
allow for an increase to the maximum allowable height. The project encampasses approximately
11.5 acres over two separale parcels that includes an approximately 44-acre unsurveyed remainder
lot resulting from pasl subdivisions in the Sugar Bowl area and an adjacent 18-acre parcel to the
northwest, The proposed project would subdivide approximately six acres from the remainder ot
that is currently zoned Forestry and Open Space, and five acres from the adjacent 18-acre parcel
that is currently zoned Open Space, to create the 25-Iot subdivision. The Rezone request would
change the exisling zoning of Open Space and Forestry over the proposed project area 1o Single
Family Residential with a building site minimum of 8, 000 square feet {(R5-B-8). The remaining
portions of the two original lots would retain their existing zoning. Additionally, the applicant is
requesting a Variance to the maximum allowable height of 30 feet in the R5-B-8 zone district to
allow for 36 feetl.

PROJECT LOCATION' Northern edge of the "snowbound area” of Sugar Bowl's Village Core
area on Mule Ears Drive, Sugar Bowl Ski Resort, three and a half miles soulheast of Interstate
80. south of Donner Pass Road (Old US 40)., Placer County

APPLICANT: TLA Engineering & Planning, 1328 Eureka Reoad, Suite 100, Roseville CA 93661,
916-786-0685

The comment period for this document closes on Octobar 19, 2009, A copy of the Negafive Declaration
is available for public review at the County’s web site

hitp-fiwneew. placer .ca .gow/De padments/CommunityDevelopment/EnvCoordSves/NegDec aspx,
Community Develepment Resource Agency public counter, and at the Truckee Public Library. Propery
owners within 300 feat of the subject sile shall be notified by mail of the upcoming hearing before the
Pianning Commission. Additional informatian may be obtained by contacting the Environmental
Coordination Services, at (530)745-3132, between the hours of 8.00 am and 5:00 pm, at 3091 County
Center Orive, Auburm, CA 93603,

Newspaper: Sierra Sun
Fublish Date; Friday, September 18, 2009

369t County Center Rrive, Suite 130 1 Aubum, Callfornia 95603 ¢ (530} 745 3075 ¢ Fax (530 7a5-3003 Attachment 5
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COUNTY OF PLACER

' . ENVIRONMENTAL
N . % Community Development Resource Agency COORDINATION
. W TR Michael J. Johnsen, AICP
s Agency Director Gina Langford. Coordinator

MITIGATED NEGATIVE DECLARATION

Ir accordance wilh Plager County ordinances regarding implermentation of the California Environmental Quality Act. Placer County has
concucted an lnina! Study 10 getermine whether the following project may have a mgmﬁcam adverse eflec) on {he environmertt, ard or the
gasis of thal study hereby finds

[ " The groposed progect will nat have a significant adverse effect om the environment; therefors, it does not require the greparation ¢f an
Ervirpnmental frmpact Repon and this Negative Declaration has been prepared.

(<] Although the proposed project coutd have a significanl adverse e¥ect an the emviranment, there will not be a significant adverse effect
n lhis case because the prgject has incarporated specific pravisions to reduce mpacts to 3 less than sigmificant level andfor the
mitigalion measures descrbed herein have been added 13 1he projact, A Mitigated Negative Declaration has thus beer prepared

The anvranmental documents, which constitute the Iniial Study and provide the bass and reasons for this determinaiion are attached

andior refererced heroin and are hereby made a parl of Lhis docurment,

FROJECT NFORMATION

Title: Gondola-North Homesite . ‘Plus# P3SUB T20083210

iDescription: The project proposes to subdivide 11.5 acres inlo 25 single-family residential lols and fo allow for an increase ko the
Imaxmum  allgwable heighl.

Lacatmn northern adge al the snc-wb-aund area e Sugar Bowl's Village Core area cn A Mule Ears Drive, Sugar Bowl She Rescrrt
Placer County

Project Owner: Mount Lincoln LLC. PO Box 5. Norden CA 95724 530-426-6705
Prcuel:t Apphcant: TLA Engineenng & Planming, 1528 Eurska Road Suile H}D Roseville CA 50661, 916-TBE-0535
|County Contact Person: Stacy Wygra [039-581-6233 i

FUBLIC NOCTICE

The comment pericd for tms docurnent closes on Qctober 19, 2003 A copy of the Megative Declaration = avatable for publy gview at
the County s web site (ittp Mwww placer ca gowDepaitments'CommuntyDevelapmertEnvlnord SvesiNeg Dec aspx} Communiby
Development Resource Agency pablic counter, and at the Truckes Fublic Library, Propery owners wathan 300 feet of the subject site shall
be notfied by mail of 1he upcoming heanng before the Planming Commission  Additional in‘ormat-an may be obtained by contaciing tha
Enwviranmental Cogrdination Servicas, at (530)745-3132 hetween the hours ¢f 8:00 am and 4.00 prn at 2091 County Cerler Drive, Aukurn,
CA 95803, For Tahoe projects. please visit our Tahce Office, 565 West Lake Blvo , Tanoe City. CTA 98145,

If you wish Lo appeal the apprapnateness or adequacy of this document, address your wiritten commerns @ our fir:ding Ihar the project
will not have a significant adversea effect on the environmendt: (1} demtify the envronmental effect s), why they would coour, and why thay
would be sigrmficant, and (2% suggest any miligation measurss which you helieve would elirinae or reduce the effect to an agoeptable
level Regarding item (1) abova. explain the basis for your comments and subrmil any supporling data ar references  Refer to Seclicn
18.32 af the Plager Caunty Code for impariant informatizn regarding the imely fiing of appeals

RECORDERS CERTIFICATION i

3091 Counly Conter Dnve, Suite 190 ¢ Auburmn, Caldorma 95603 / (536) Ta5-3132 7 Fax {530y 745-3002 ¢ email: cdraecs@placer ¢a gov
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COUNTY OF PLACER

Community Development Resource Agency ENVIRONMENTAL

COORDINATION
SERVICES

tdichael . Johason, AICH

Agency Director Gina Langford, Cocrdinator

3051 County Center Drive, Sute 190 » Aukurn « California G580% w £30-745-3132 e f2x 530-745-3003 & wwow placer ca gowiplanming

INITIAL STUDY & CHECKLIST (Revised)

* These changes, made on Movernber 20, 20039 do not constitute signiticant new information as defined by CEQA
i Guidelines Section 150885 5 nor affect the leval of impacts discussed hersin and do nat require reposting of the

. following areas:

The Initial Study & Checkhst was posted for a 30-day public review from September 24, 200% 1o Qelober 19, 2009,
Subsequent to the public posting pericd, comments were received resulting in revisions and clarifications to the

" Project Description
* Section X, Land Use & Planning
* Section X|I. Population & Housing

envirarimental documenti.

This Initial Study has been prepared tg identify and assess the anticipaled environmental impacts of the following
described project application. The document may rely on previgus envirenmental documents {see Section C) and
site-specific studies (see Section 1) prepared to address in detail the effects or impacts associated with the project.

This document nas been prepared to satisfy the California Environmental Guality Act ([CEQA) (Public
Resources Code, Sechion 21000 et seq.} and the State CEQA Guidelines {14 CCR 15000 ef seq.) CEQA requires
thal all slate and focal government agencies consider the environmental consequences of projects over which they
have discretionary authonty before acling on those projects.

The Initial Study is a public document used by the decision-making lead agency (o determine whelrer a project
may have a significant effact on the environment. If fhe [ead agancy finds substantal evidenge that any aspect of
the project, either individually or cumulatively, may have a significant effect on the environment, regardless of
whether the overall effect of the project is adverse or beneficial, the lead agency is required to prepare an EIR, use
# previously-prepared EIR and supplement that EIR, or prepare a Subsequent EIR to analyze the project al hand. If
the agensy finds ne substantial evidence that the project or any of ils aspects may cause a significant effect on the
anvtronment, a Negative Declaration shall be prepared. If in the course of analysis, the agency racognizes that the
project may have a significant impact on the environment, but thal by incorporating specific mitigation measures the
impact will be reduced to a less than significant efiect, a2 Mitigated Negative Declaralion shall be prepared

A, BACKGROUND:

E’[rgnj__Ect Title: Gondola Nc-rth Homesde B . |E‘i£3._#_PSuB T20080310 ]
Entitiements: Rezone, Tentative Subdivision Mag, Condﬂmnal Use Pern‘nt and Varance
Site Areg: 11.5 acres out of 85 acres over Wo lots rAPN 068-320-063, D69-070- 029

Location norhern edge of the "snowbound area’ of Sugar Bowl's Village Core area on Mule Ears Drive, Sugar

Bow! Ski Resor, three and a half miles southeast of Inierstate 80 south of Donner Pass Road (Old US 40).

Prolect Descriptlion:

The applicant is requesting approval of a Rezone, Vasting Tentalive Subdwision Map, Condilional Use Perrit and
Variance to allow for the subdivision of 23 single-family residential lots, canstruct a new sk facility (rope tow) and to
allow for an increase to the maximum allowable height. The projecl encompasses approximately 11.5 acres over
two separate parcels that include an approximately 44-gore unsurveyed remainder 19t resulting from past

TAECSEQIPSUE 20308 0210 gondula\Meg Ded RewvisionsiS_revised docx



Goncola-Morth Homesite Initial Study & Cheacklist continued

subdrasions in the Sugar Bowl arga and an adjacent 18-acre parcel to the northwest. The proposed project would
subdivide approximately six acres from the remainder lot that is currently zoned Forestry and Cpen Space. and four
acres from the adjaceni t8-acre parcel that is currently zoned Open Space. to create the 25-lot subdivision. The
Rezone request would change the existing zening of Open Space and Forestry over the proposed project area to
Smgle Family Residential with & building site minimum of 8,000 square feet (RS-B-8). The remaining portions of the
two original lots would refain ther existing zoning. To offset the rezoning of the approximate four acres of Open
Space within the project site area approximately 4.1 acres of the 11.4 acre known as Assessor's Parcel Number
068-070-043 Residentia! Forest - Development Reserve (RF-DR} will be rezaned to Open Space. Additionally, the
applicant is requesting a Variance to the maximum allgwabie haight of 30 feet in the RS-B-8 zone district 1o allow
for 36 feet

Proposed homes would be on single-family lots in what is te be an extension of the existing snowbound village
historically created and maintained in Sugar Bowl. Construction activities would occur ne closer than 100 feet from
primary tributaries of the Yuba River. From approximately October to May {(essentiaily first heavy snow until spring
thaw} the project site will not have rubber tire access from the Mt Judah ski area parking [0t In the winter, the
project site will remain snowbound and would only be accessible by smow cat, gondota or chairlift and then walking
from the gondola terminal

Winter parking will be provided in the current Sugar Bowl parking slructure where 50 spaces would be reserved
for these homes. In turn those same parking spaces would no longer be available ta the general public, thereby
resulting in 2 decrease in the numbaer of parking spaces availakle lo the general pubhc on ski days. In the summer
when the sile has rubber e access parking at individual hormesites {the homeas will not have garages) would be
provided on driveways at each homesite with an attached parking pad sized for two vehicles,

The existing southern terminus of the backup ~village access chairlift” (this chairlift provides redundant
transportation when the Gondgla is not operational} will be relocated to jusl north of the proposed subdivision. A
surface handle tow system would be instafled to pull skiars at ground level into the hean of the snowbound village
from the planned Incation of the chairlift terminus. In both the existing Zoning designation of Open Space and fhe
proposed rezoning of Single-Family Residential (RS). a Condibonal Use Permit is required for ski lift facililies.

Project Site:
The project encompasses approximately 11.5 acres over two separate parcels that include an approximalely 44-

acre unsurveyed remander ot resulting from past subdivisions in the Sugar Bow! area and an adjacent 18-acre
parcel to the northwesl. The propoesed project site is currently undeveloped with the exception of unpaved
roadways. infrastructure and easements that serve adjacent multi- and single-family residential developments. The
topography of the prosect site is largeby flat with slight variations throughout the site. The project site 1s localed
within the Sierra Nevada Mcuntains situated in a Lodgepole Pine Forast with associated wellands, ripanan scrub,
ephemeral stream, an intermittent strearn running along the eastern boundary, and the headwaters of the South
Yuba River bordering the western boundary. The site histaricaily has been used as a campground with roads
constructed throughout the site, man-made roadside ditches and other distrbances gocurring in the natural
landscape.

The project site is appraximately 11,5 acres to be carved out of a total of 65 acres over two parcels (088-320-
063 and 089-070-029). Tne property is [ncated at the northern extent of the "snowbound area” of Sugar Bowls'
Willage Core rea on Mule Ears Drive. The northern parcel is approximately 15 acres in size and is currently
designated Resons and Recreation and zoned Open Space, and the southern parcel, which is an approximately
44-acre remainder [t from past subdivisions in the Sugar Bowl area, is designated Resonts and Recreation and is
targely zoned Farestry, with a smal! area zoned Open Space.

B. ENVIRCGNMENTAL SETTING:

- ] .
Lacation Zoning General Plan / Community Flan Euisting Conditions & impraverments |

! Lodge pole pine forest. Exisbng l
improvements includes infrastructure for |

neighboring developments, several |
roadways, and a gondola overhead.

Forestry (FOR),

Open Space (O) Resorts & Recreation

Sita

Lodge pole pine foresl. Exisling
Morth Resort (RES) Agriculture/Timberland 80 acre min, improvements include Mule Ears Drive,
and railroad right-of-way

South F b Medium Density Residential 3,500~ Single- and mult-family residential
u arestry 10,000 SF, Tourist/Resor Commersial I' developmeants within the Sugar Bowl Ski
Irutial Study & Chocklst 2 of 32
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Z0n i -Horth Homesite [mtial Study & Chocklist cankimed

i 6,000-20.000 5F, Resorts & Resort area and associated roads and

Recreatton 1-180 acre min., infrastructure
Agricultural/Timberland 80 acre min,

J— * F
Open Space, . . Lodge pole pine forest with some
; Resorts & Recreation 1-180 acre min. | )
East RF 5 acre min, X , S roadway and infrastructure
‘ PO 2 AgriculiuraliTimberiand 80 acre min : improvements.
A —_ —
West i Open Space Rural Residential 1-10 acre minimum | Lodge pole pine forest.

1
!

C. PREVIOUS ENVIRONMENTAL DOCUMENT:

The County has determinad that an Initial Study shall be prepared in arder to determine whether the potential
exists for unmitigatable impacts resulting from the proposed project. Relevant analysis from the County-wide
General Plan and Communily Plan Certified EIRs, and other project-speafic stuches and reports that nave been
generated to date, were used as the database for the Inital Study. The decision to prepare the Initial Study
utilizing the analysis contained in the General Plan and Specific Plan Certified EIRs, and project-specihc analysis
summarized herein, 15 sustained by Sections 15168 and 15183 of the CEQA Guidelings

Seclion 15168 relating to Program EIRs indicates that where subsequenl activities involve ste-specific
operations, the agency should use a writen chacklist or similar device to document the evaluation of the site and
the activity, to delermine whether the erwvironmental effects of the operation wera covered in the earlier Program
EIR. A Program EIR is inlended to provide the basis in an Initial Study for determining whether the tater activity
may have any significant effects. it will also be incorporated by reference to address regional influences,
secondary effects, cumulative impacts. broad slternatives, and other factors that apply Lo the program as a whole.

The following documents serve as Program-level EIRs from which incorporation by referance will accur:

@ Placer County General Plan EIR

Seclion 15183 states thal "projecls which are consistent with the develocpment density established by gausling
zoning, community plan or general plan policies fer which an EIR was certified shall not require additional
environmental review, except as may be necessary o examine whether there are pryject-specific significant
effects which are pecular to the project or site.” Thus, if an impact is not peculiar to the project or site, and it has
bean acdressed as a significant effect in the prior EIR. or will be substantially mitigated by the imposition of
uniformly applied development policies or standards, then additional environmental documentation need not be
prepared for the project solely on the basis of that impact.

The gbove stated documents are available for review Monday through Friday, 8am to 5pm. at the Placer
County Community Development Resource Agency, 3091 County Center Drwe, Auburn, CA 95603, For Tahoe
projects, the document will also be available in oqur Tahos Division Office, 555 Wes! Lake Bivd . Tahoe City, CA
96145,

0. EVALUATION OF ENVIRONMENTAL IMPACTS:

The nitlial Sludy checklist recommeanded by the State of California Environmental Quality Act (CEQA; Guidelines is
used ko delermine polential impacts of the proposed preject on the physical environment. Tha checklist provides a
st of questions concerning a comprehensive array of envirenmeantal issue areas potentially affesied by the project
{see CEQA Guidelines, Appendix G). Explanations to answers are provided in a discussion for sach section of
gueshans as follows:

a) A brief explanation is required for all answers inchuding "No Impact” answers.

by "Less Than Significant Impact” applies where the project’s impacts are insubstantial and do not require any
rmitigation te reduce impacts.

¢} "Less Than Significant with Mitigation Maasures” applies where the incorporation of mitigation measures has
reduced an affect from " Potentially Significant Impact” to a "Less than Sgnificant Impact.” The County, as lead
agenty, must describe the mitigation measures. and briefly explain how they reduce the effect 1o a less-than-
significant level {mitigation measures from warlier analyses may be cross-referenced).

d} "Polentially Significant Impact” is appropriate if there is substantial evidence that an effact may be significant. 1f
there are one or more "Polentially Significant Impact” entries when the determination is made, an EIR is required.

Initial Study & Checklist Jaf 42
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Gondola-North Heresite Irutial Study & Checklist continued

e} Al answers must take account of the entire action involved, including offsite as well as onsite, cumulative a8 well as

project-tevel, indirect as well as direct, and construction as well as operatianal :impacts [CEQA Guidelines, Section
15063(a)1).

fi  Earlier analyses may be used where, pursuant to the tiering, Program EIR, or other CEQA process, an effect has
been adequately analyzed in an earker EIR or Negative Declaration [CEQA Guidelines, Section 15063{cH 3 D). A
brief discussion should be altached addressing the following.

=» Earlier analyses used — ldeniify earier analyses and state where they are available for review.

2 |mpacts adequately addressed - Identify which effects fram the above checklist were within the scope of,
and adequately analyzed in, an earlier document pursuant to applicable legal standards. Also, state whether
~ such effecls were addressed by miligation measures based on the earkier analysis

= Mitigation measures ~ For effects that are checked as “Less Than Significant with Mitigation bMeasures,”
descrite the mitigation measures which were incorporated o refined from the earlier document and the
" extent to which they address site-specific condilions for the project.

9) References lo information sources for potential impacts (i 2 General Plans/Community Plans, zaning ordinances)
should be incorporated into the checklist. Reference to a previously-prepared or ocutside document should include a
reference o the pages or chapters where the statement is subslanlialed. A source list should be attached and
other spurces used, or individuals coniacted. should be cited in the discussion,

Iritial Study & Checklist ) 4 of 32



Gondala-Morth Homesite Enital Stody & Checkhst continued

1. AESTHETICS - Would the project:

(PLN})

Ll .,‘_j e 0 ) LesgtThan fLoca L L
2+ i Potentially'|..Significant | Less Than ! N d-. '
i Signiftcant | - with-. | Significant | . o
.| - Impact, '."_Miti_'g.jq_t_it_]ri T.odmpact p
S Measures | v v L
1. Have a substantial adverse effect on a scenic vista? (PLN} X
2. Bubstantially damage scenic resources, including, but not
hmited to, traes, rock outcroppings, and historic buildings, X
within 2 state scenic highway? (FLN} i
| 3. Substantially degrade the existing visual character or quality % X !
of the site and its surroundings? (PLN} ; |
4 Create a new source of substantial light or glarg, which i !
would adversely affect day or mghttime views in the area? [ X
|
i

Discussgion- 1tem 1-1: .

The proposed project includes the creation of 25 single-family residential lots ranging i size from 9,962 square feet
1o 23258 square feet on an 11.5-acre site in the snowbeound village area of Sugar Bowl Ski Resort. The 11.5-acre
project site is comprised of portions from two separate lots. The project site is retatively flat, lodge pole pine forest
with some wetland and grassland areas. The project site is bound on the south and southeast by single-family and
multi-family residential development that 1s similar to the proposed development. The areas to the east, west and
north of the project site are largely undeveloped. with the exceplion of some roadways and infrastruclure. Tha
proposed project would be consistent with existing development within the surrounding area and would not have a
substantial adverse effect on a scenic vista. This is considered a less than significant impact and no mrtigalion

Measures are required.

Discussion- Item (-2;

The project site is not located within a state scemc highway, and therefore will not result in substantial damage to

SCEnic résources within a slate scenic highway.

Discussiop- Itern -3

The proposed project wall extend into an area thatl 1s currently developed with multi- and single-famity residential

uses to the north by developing approximately 11 5 acres. Althaugh the propoesed project will result in the

developenent of 115 acres in an area that is currently comprised of lodge pole pine forast, red fir and western white
pine, the project site wall remain heavily treed and the project will not result in a substantial change to Ihe project
site ar the surrounding area in that 68 percent (984 rees) of the 1,481 total rees will be retained. As such, the

proposed project will ol subslantially degrade 1he existing visual character or gqualtty of the site andlor its
surroundings. This is considered a less than significant impact and no mitigation measures are required

Discussion- Item -4

Al conclusion of construction the proposed project would resutt in the creation of 25 single-family residences in the
snowhound village area of Sugar Bowl Sk Resort. Although residential structures usually include axlerior ighting
to iluminate putdoor areas and pathways, the lighting does not iypically create a source of subslantial light or glare
that would adverzely affect day or nighttime views in the araa  Additionally, fulure residances in the proposed
subdivision would be subject Lo Uniform Building Code and lighting requirements of the Zoning Crdinance and
Diesign Guidelings regarding outdoor lighting. This 1s consdered a less than significant impact and ne mitigaten

Measurgs arg reguired.

PLN:‘F’Ian::inQ, ESC=Engineenng & Surveying Bepartment, EHS=EH§|anmEnLﬂI Hzalth Serwices, APCD=Air Pollutton Control District

EETTEY
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Gandala-Yarth Homeste [nitial Study & Checklst rentnyed

1. AGRICULTURAL RESQURCE - Would the project:

. ., Environmental Issue 77 )7,

.i?'_qteriti_a__l ly
* .| Significant

. Impact - .

Less Than

| Mitigation
Measures.

Significant.

-

Less Thari

T o _ e

Significant |- NO: -
" dmpact |

1. Convert Prime Farmiland, Urigque Farmland, or Farmland of
Statewide or Local Importance (Farmland), as shown on the
maps prepared pursuant to the Farmland Mapping and
Manitoring Program of the California Resources Agency, to
non-agnculldral use? (PLN)

2. Conflict with General Plan or other policies regarding land
usa buffers for agricultural operations? (PLN)

3. Conflict with existing 2oning for agricultural use, or a
Williamson Act contract? {PLN)

4. Involve other changes in the existing environment which, due
ta their location or nature, could result in conversion of
Farmland {including livestock grazing) to non-agricultural use?
{PLN)

Discussion- ltem )i-1;

The proposed project site does not contain any Prime Farmland, Unigue Farmland, or Farmiand of Statewide or
Lecal Importance (Farmland), as shown on the maps prepared pursuant Lo the Farmiand Mapping and Monitoring.
Frogram of the Califormia Resgurces Agency. As such, the proposed project will nat convert any farmland

designated as "Importan” farmiznd o a nen-agricutural use.

Discussion- ltem [1-2:

The project site and surreunding properties do mot contain agricultural operatons and will not require land use
buffers. As such, the project will not conflict with any policies regarding land use buffers for agricultural operations.

Ciscussion- item II-3:

The project site is currently zoned Open Space and Forestry and the proposed project would rezene the 11 5-acre
project site to Single Family Residential with a Building Site Minimurm of 8000 squara feet, The project site1s not
agrculturally zoned at this time, and there s na agnediturally 2ored land or operation within the area surrounding
ihe project, nor are there any Williamson Act contracts on the parcels or within the area surrcunding the project.

Discussion- ltem Ii-4:

The proposed project site does not include any farmland ar grazing land The projecl site is cormprised of lodge pole
pine ferest, which is densely treed and is not sultable for grazing or farmland. Therefore, the project will nat involve
changes in the existing envirgnment that could result in conversion of Farmland or grazing land 1o @ nor-agrculiural

use

Hl. AIR QUALITY — Would the project:

.- Environmental.Issue

Potentially’

.. | Significant.
17 Impact

"1 Less Than
Significant |
.oowith

“Mitigation’

4. Measures

[ TR
Less Than -
| Significant
Impact-_:

L

T T~
T

¥
4

1. Confiict with or obsiruct implementation of the applicable air
quality plan? {(APCD}

2. Violate any ar quality standard or contribute substantially to
an existing ar projected air quality violation? (APTD)

3. Resull in a cumulatively considerable net increase of any

i criteria for which the project region is non-attainment under an
b . . .

i applicable federal ¢r state ambignt air quality standard

LM -Planrng, ESD=Engneering & Surveying Department, EHS—Znweonmarital Health Servces, APCD=Adr Pollutian Control Disthict

& o 32
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tzondela-North Homeste inmat Study & Crecklist continuad

(including releasing emissions which exceed quantitative
threshedds for ozone precursors)? (APCD)

4. Expose sensitive receptors to substantial potutant

concentrations? (APCD} ‘ ] X
5 Create objectionable odors affecting a substantial number of | X
peaple’ (APCD) i

Discussion- Item 1I-1:

The Placer County Air Pollution Control District has primary responsitility for the control of air pollution from locai
sources  The District analyzaes the impacts of a proposed project on ambienl air quality and tha exposures of
people, especially sensitive individuals, to hazardous pollutant concentrations. The pollutants of concern include
both criteria poifutants and toxic air contaminants.

Al the federal level. the California Clean Air Act {CCAA) is administered by the United States Environmental
Protechon Agency (USERA). The USEPA is also respongible for establishing the National Ambient Air Quality
Standards (NAAQS) required under the 1977 CAA and subsequent amendments. At the state leval the CCAA s
agminstered by the California Air Resources Board {CARB) and by the Arr Quality Management District at the
ragional and local levels

The Gondola North Subdivision project proposes a Rezone. Vesting Tenlative Subdivision Map, and Variance
to allow for the subdrvision of 25 single-family residential ots. The project, as propoesed, would not conflict with the
Fiacer County Air Qoality Management Plan to attain the federal and state ambient air quality standards Mo
mitigation measures are required.

Discussion- Item II-2:
The project will not violate any air quality standard nor contribute substantially te an existing or prajected air quality
viglation.

Discussion- Hem IlI-3:

The project is iocated within the Mountain County Ar Basin within the jurisdiction of the Placer County Arr Pollution
Control Dustrict This area)s designated non-altainment for the federal and state ozone standards and the state
particulate mattar standard (M)

According {o Lhe preliminary analysis, Lthe project will result in an increase in regional and local emissions from
consftruction and cperation. The project’'s related shord & Tong lerm air pollutant emissions will result primarily from
diesel-powered construction eguipment, trucks hauling materials, vehicle exhaust, dust and partculate matler from
the use of fireplaces. Although construction activates will be temporary, the project woukd conlribute to cumulative
air qualkity impacts in the region and may result in a net increase of Qzong precursor's ermissionsfcumulative
particulate matter ermssions in Placer County.

As part of the preliminary analysis for the proposed project, an URBEMIS modeling analysis was completed o
gslitnate the amount of PMy; emissians which would resull from the implementation of the project. The potential
daily "unmitigated” PM,, emissions would be approximately 231.8 thsiday, which would exceed the current
significant threshold of 82 lbsfday (see attachment}). According Lo the modeling analysis. the PMy; emissions would
be reduced to approximately 5216 |bs/day, {see altachment A)

With the implermentation of the following mitigation measwres, impacts related to air quality wili be reduced 1o
less than significant lavels, These conditions will be monitered as post of the County’s inspection and manitoring
functions that will cocur during the improvemeanl plan review and conditioring phase of the projecl.

Mitigation Measures- Item [I1-3:
M HE-t Prior to approval of Gradingiimprovement Plans, the applicant shall submil a Censtruction Ermssion { Dust
Contral Plan 1o the Placer Counly APCD, This plan must address the mmimum Admimstrative Reguoiraments found m
section 300 and 400 of APCD Rule 228, Fugitive Dust. The applicant shall not break ground pricr to receiving APCD
approval of the Conslruclion Emission f Dust Contral Plan.

1k Include the following standard note on the Improvement/Grading Plan: The prime contraclor shall subenit to
the Gistrict a comprehensive inventary (i.e. make, model, year, emission rating) of all the heawy-duty off-road
equiprment (5% horsepower of greater) that will be used an aggregate of 40 or more hours for the construction
project The inventory shall be updated, beginning 30 days after any initial work on site has begun, and shall be
submitted on a manthly basis throvghout the duration of the project, except that an mventory shall not be required
for any 30-day period in which no construction activity occurs. At least Ihree business days pricr to the use of
subject heavy-duty off-road equipment, the praject represeniative shall provide the District with the anticipated
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construction imeling including start date, and name and phone number of the property owner, project manager,
and on-site foreman.

1t Prior o approval of Improvement Plans, the applicant shall prowvide a written calculation to the Placer County
APCD for approval by the Dislrict demonstrating that lhe heavy-duty (> 50 horsepawer) off-road vehicles to be usad
in the construction project, including owned, leased and subcontractor vehicles, will achieve a project wide flest-
average 20 percent NOx reduction and 45 percent particulate reduction as reguired by CARE  Acceplable ophions
for raducing emissicns may include use of late madel engines, tow-emission diesel products, alternative fuels,
engine retrofit technology, after-treatrent products, and/or other options as they become available The following
link shall be used to calculate compliance with this condiion and shail be submitted to the Placer County APCD as
described above:

hip Meeww airguality orgicegalConstructtonEmissionsMibgationCalculatoryBol3- 2007 March(9, xls

MM 11-2 Include the following standard note on the Improvement/Grading Plan: Construction equipmant exhaust
emissions shall not exceed District Rule 202 Visible Emission limitations. Operators of vehicles and equipment
found to exceed opacity mits are to be immediately notified by APCD to cease operations and ne equipment must
be repaired wathin 72 howrs. Additional infarmation regarding Rule 202 can be found at: '
hittp fwenw placer ca qov/DeparimentsfAir/Rules.aspx

Mkt -3 Include the following standard note on the Improvement/Grading Plan; During construchon, no open
burning of removead vegetation shall be allowed.  All removed vegetative material shall be either chipped on sile or |
iaken to an appropriate disposal site.

MR IH-4 Include the following standard nete an the Improvement'Grading Flan: The prime contractor shall be
responsible for keeping adjacent public thoroughfares clean of i, dirt, mud, and debris, and shall "wet broom”
the streels if sil, did, mud or debris is carried aver to adjacent publ thorgughfares. Dry mechanical sweeping is
prohibited

MM -5 Include the following standard note an the ImprovementGrading Plan: During canstructicn, traffic speeds
on all urpaved surfaces shall be limited to 15 miles per hour or less

MM 111-5 Include the following standard note on the ImprovementiGrading Plan: Dusing construction, the contractor
shall minimize idling tme to a maximum of 5 minutes for all diesel-powered equipment.

M TH-7Include the following standard note on the ImprovertentGrading Plan: The conlractor shall use CARB ultra
low ciesal fuel for all digsel-powered equipment. .In addition, low sulfur fuel shall be ultlized for all staticnary
gguipment.

MM ill-8 Include the folfowing standard note on the Improvement/Grading Plan: The contraclor shall utilize gwasting
power sources (e.g., power poles) or clean fuel generators rather than tempoerary diesel power generators,

MR HI-8 Include the following standard note on the Improvement/Grading Plan. All on-site stationary equipment
which is classified as 50 hp or greater shall either cbtain a stale issusd ponable equipment permit or a Placer
County APCD issued portable equipment permit.

MR I-10 Low nitrous oxide {NGx) natural gas waler heaters shall be installed in accordance with District Rule 246
if matural gas becomes available.

MM 11111 Contractors shall use low Volatile Organic Compeounds coatings for home conslruction.

The foltowing mitigation measure shall be included in the CC&Rs.
M H-12 Pror to building permit approval, in accordance with District Rute 225, only U 5. EPA Phase || certified
waod burning devices shall be allowed in single-farmily residences. The emission potential from each residence

shall not excesd a cumulalive total of 7.5 grams per hour for all devices Masonry fireplaces shall have either an
EPA cerified Phase Il wood burning device or shall be a UL, Listed Decoralive Gas Appliance.
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Discussion- Item Il-4;

There are no krnown sensitive receptors in ¢lose proximity to the project. No mitigation measures are required.

Discuyssion- Item [I1-5:

The develcpment of a single-family dwelling subdivision is nol expected to emit any objectionable odors. No

mitigation measures are required.

V. BICLOGICAL RESCOURCES - Would the project;

Potentlally,

L _Sigmflcant

) Impact

.

. Maasgures

~Less Than'|[ -
Slgmrcant
cowith:
M|t|gat|on

Less Than
Slgnlf'r.ant
Impact

No,

Jdmpact,

habutat modifications, on any specias identified as a candidale,
' sensitive, or special status species in lacal or regional plans,
pohcies of regulations, o by the California Department of Fish
& Game or U 5. Fish & Widiife Service? (PLN)

1 Have b= substantlal aduerse e"fect either drrecﬂy ar thrc—ugh .

2. Substantially reduee the habitat of a fish or wildlife species,
cause a fish or wildlife population to drop below self-sustaining
levels, threaten to ctiminate a plant or animal community,
substantially reduce the number of rastrict the range of an

3. Havea suhstanna! adverse e‘rfect on the envrronment by
converting cak woodlands? {PLN)

4. Have a substantial adverse effect an any riparian habitat ar

other sensitive natural commurity identified i local or regional
plans, policses or regulations or by the California Department of
| Fish & Game or U.§. Fish & Wildlife Service? (PLNy

5 Have a subsiantial adverse effect on federally protected
weliands as defined by Section 404 of the Clean Water Act
{including. but not lirmited to, marsh, vernal pool. coastal, etc.)
through direct remaoval, flling, hydrological interruplion, or other
| means? {(PLN)

. Interfere substantially with the movement of any native
resident or magratory fish or wildlifs species or with established
nabive rasident or migratory wildlife corridars, or impede the use
of native wildiife nursery sites? [PLN) o
7. Conflict with any local policies or ordinances protectmg
. biological resources. such as a tree preservaiion policy or
L ordinance? (PFLN}

8. Conflict with the prowsions of an adopted Habitat

| Consarvation Plan, Natural Caommunity Conservation Plan, or
other approved local, regional, or state habitat conservation

| plan? (PLN}

Discussion- [tems 1V-1,2,6:

The proposed project includes the subdivision of 11.5 acres of two larger parcels inta 25 singke-family lots. Marcus
H Bole and Associates conducled a Biolgical Resources Evaluation for the project in Qctober of 2007, The project
area ig wilhin the range of a number of special-status $pecies that are of ¢oncern 1o the COFG (CNDDS 2007) and
U.5. Fish and Wildlife Service (USFWS 2007 for Norden Quad). Four special status animals with either a Federal
ar State endangered or threatened status have a low o moderate potential 1o oceur an-site, although during the
summer 2007 surveys, no individuals were observed. The four specias are lhe Willow Flycatcher, California
Welvering, Bald Eagle, and Sierra Nevada Red Fox. The Bald Eagle has since been delisted as a threatened or

endangered species as of August 2007,

Construction actities. including but not limited 1o tree and vegetation removal ground disturbances, the use of
heavy equipment, and various ather noises coutd potentially impacl nesting migratory birds which are protected on
oF in the vicinity of the project site It is not anticipaled |hat the proposed project will interfere substantially with the

PLN= P!d-nmr;g, 5D~ -Engineenng & Surveying Gegartnent, EHWS= Ervirenmental Health Scnn:es APCD=pir Follution Control Distnict
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mavernent of any native resident ar migratory fish or wildlife species or with established native resident or migraary
wildlife corridors, or impede the use of nalive wildlfe nursery sites, To ensure construction activity does not result
in a disturbance of nesting Willow Flycatchers, raptors or other threatened or endangered bird species the following
mibkgation measure is required.

Mitigation Measures- tems 1V-1,2,6:

MM IV 1 A pre-construction survey shall be conducted tor nasting Willow Flycatchers and other nesting threatened
or endangered bird species or those otherwise protected under the Migratory Bird Treaty Act no mere than 14 days
prior [o the iniliation of demelition/construction activities during the early part of the breeding season (March = April)
and no more than 3¢ days prior to the indtiation of these activives during the late breeding season (May — July),
During this survey, the qualfied wildliife biologist shall inspect all trees in and immediately adjacent to the impact
areas for raptor and migratory bird nests.

If the pre-construciion survey does not identfy any nesting threalenad or endangered bird spacies on ar near
the construchion site, further mitigation is not required. However, should any nesting Willow Flycatcher or otier
nesting threatensd or endangered of otherwise protected bird species be found nesting on ar near the construction
site (within 500 feet of construction activities). the following mitigation measures shall be implemented.

Prigr b the issuance of grading permits, the project propenant. in consullation with (he Placer County and
Califernia Department of Fish and Game (COFG), shall avsid all birds of prey or migratory bird nest sites located in
the canstruction area during the breeding season whilz the nest is occupied with adults andfor eggs or young. The
occupied nest shall be monitored by a qualified wildlife biclogist to determing when the nest is no lenger used
Avoidance shall include the establishment of 3 ne disturbance buifer zone around the nest site, The stze of the
buffer zone shall be determined in consultation with Placer County and COFG. Highly visible temporary
construction fencing shall delineate the butfer zone

If & legally-protecled spenes nest is located in a Uee designated for remaval, the removal shall be deferrad until
after July 31 or until the adults and young are no longer dependent on the nest site, as determined by a qualified
biologist.

Discussion- ltem IV-3:
The project will not have an adverse effect an the envirorment by converting oak woodlands as there are no oal-:
woodlands within the project site or surrounding area.

Discussion- ltemn IV-4:

According ta the repont prepared by Marcus H. Bole and Associates in November 2007, there are seasonal
wetlands situated in the narth mid-poricon of the project site and the ephemeral stream drains inlc the basin. Two
ripanan scrub thickets were identified, The first ripanan scrub thicket is located in an upland area in the soulh mid-
portion of the envirgnmental study bmits. The vegetation within the uphill wetland site is primarily composed ¢f 3
dense thicket of willow with the cutside penphery composed of red-elderberry (Jambucus racemasa) on the
downhill slope, then grades inte upland vegetation of conifer trees with upland grasses ard forbs

The second thicket occurs in the eastern partion of the site in close proximity to the intermitient stream.
Vegetalion 1s composed of willow, corn-ily, and canary grass (Phacetia sp .

The ephemeral stream, which appears to be fed by ground and surface averland flow. flows downhill te the
rorth, empltying inta a 24-inch culvert under an unimproved road. The flow at this junclure is prmarily in the form of
a small ephemeral stream which empties into a welland basin. The ephemeral slream is charactenzed by 8 maxlure
of wetland and upland vegetation, such as seédges, nuis sedge and willow. with upland vegetation cansisting of
emerging comfer trees, fireweed and grey wild rye.

The praject will nat impact the existing nparian habitat or other sensilive natural communilies. The project will
not have a substantial adverse effect on any riparian habitat or ather sensitive natural community provided that
Best Management Practices are installed during canstruction of the project. The Best Managament Practices will
ensure there is minimum amount of sediment leaving the site during construction,

Discussion- ltem IV-5:

According to the Delineation of Waters of the United States prepared by Marcus H. Bole in Novernber 2007, the 30-
acre study area including the project site contains approximately 0.08 acres of potentially junsdictional waters of the
United Stales. The waters can include seaseonal wetland habitats, roadside dilches, and ephemeral, intermittent
and perennial streams and ripanan cormdors. The project proponent intends o avoid a regutated fill of any
junisdictional waters of the L} S, within the project site. If the project required a regulated Bl of any jurisdiclional
wetland the project proponent would be required to obtain a permit for such fill from Lhe United Sates Army Corps of
Engineers. Mitigation would be required to ensure that if the waters are filled and or impacted. Compensation for
{the losl functions and values would be specifically develaped in conjunclion with the Corps. Furthermare. Placer
County has a regulated and non-regulated wetlands no-net-less policy in Ine General Plan. The result of this policy
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is that wetlands loss within the county is mitigated thraugh the purchase of wetlands bank credlts wuthm Placer
County. in some ¢ases, mitigation satisfactory to the Corps also satisfies Placer County mibgation requirements,

Mitigation Measures- ltem 1W-5;

MM IV 2

2]  For any waters of the United States that are proposed to be filled or are inadverantly filled as a resuft of
construction activity, the apphicant shall provide written evidence that compensatory habitat has bean established
through the purchase of mitigation credits at a County-gquahfied wetland mitigation bank at a county-required 1:1.5
ratio The amount of money reguired {0 purchase credits shall be equal ko the-amount necessary to replace
wetland or riparian trabitat acreage and resource vatues including compensation for temporal loss. Evidence of
payment, which describes the amourt and type of habitat purchased at the bank sile, must be pravided to the
County prior to issuance of Irmprovement Plans or Bulding Permits which would resuit in the degradation or loss of
the habitat. The amount 1o be paid shall be the fog in effect at the time the Final Map is recarded or Use Permitis
exercized |fimpacts lo wetlands ocour during construchion activities, the apphicants shall be reguired to notify Army
Corps of Engneers and receive approval pnor to the purchase of mitigation,

b} During constrechion activities, the streams and wetlands shall be protected with the installation of storm watlles, silt
fencing or other sediment catching materials, along with orange construction fercing to prevent disturbance of
Ihese areas. Adequate erosion and sediment cortrols (i.e slorm wattles) will be installed around the periphery of all
fributaries and welands, and wilt be routinely managed to prevent disturbances to said areas

¢} Ta avoid sediment or other matenals from entering these habitats if there is a bulld-up of sos or other materials
along the storm wattles, Ihese materials will be graded away from Lhe prolected areas routinely andfar prior to a
storm event.

dy Best managemeant practices shall be installed in arder to minimize the amounl of sediment 1eaving Ihe site durirg
construchon activities. The installation of culverts across the tributaries (if required) shall accur during the dry
season, bypically July thraugh Cetober.

e} Prior fo initrad construction activities all barriers, storm wattles, silt fencing or other sediment catching matenals shall
be installed argund all tributaries and associated wellands. A staging aréa, upland away [rorm the mButanes and
associaled wellands, shall be established for all construction equipment and refusling operations to aveid pallutants
from entenng any sensitive habilats, A general permit for storm water dischargss from construction activities will be
obtained through the BWQUCB and a Storm Water Pollution Prevention Flan for Censtruction Activilies shall be
prepared and implemented.

Discussion- item IV-7: .

According to the Tree Assessment prepared for ihe project site by Forest Slopes Management (May 30, 2008), the
site contains a total of 1,481 rees {778 Lodgepale Pine, 399 Red fir, and four Western White pine}. Due to project
build out. a total of 497 trees will need to be removed (260 Lodgepole ping, 236 Red fir and one Wes:erm White
pine} resulting in a tolal of 984 trees to be retained {318 Lodgepeole ping, 483 Red fir and thres Western White
pine}. Approximately thirty-four percent of the total number of treas within the projest area will be removed. The tree
removal is based upon the numum amount required for the driveways, building pad sites. roadways, and required
infrastructure Due to the extensive tree cover currently existing on-site and within the surrounding area, it has been
delermined that the project’s impacts to biclogical resources will be less than significant and no mitigation
MEAsUras are required.

Discussion- ltem 1V-8;

The proposed project will not conflict with the provisions of an adepted Habitat Conservation Plan, Natural
Community Conservation Plan, or other approved local, régional, or state habitat conservation plan as theére are ne
such plans in place in the project area.

V. CULTURAL RESOURGES —Would the project:

. L “lLess Than- o T Kl
. Fotent:ally Slgnlflcantl Less Than © N ]
Segnlflcangl > owith S|gn|ﬁcanl -lmpall;:t.i
. Impact . Mltigalmn __‘Impact__

‘T |' ‘Measures | oo il

I

Substantnaily cause adverse change in the «;|gn|fcance of a :
istorical resource as defined in CEQA Guidelines, Section | X
506457 (PLN)

1.
h
1

PLN=Plarm|_r;g, EsD=Engincermg & Surseymg Dep;‘tme—r_ﬂ, EH5=Env|r0:1n'.er1tél- Hezalth SeF\rices, APCD=AIr Follutign Contrgl Destact 11 of 32

11



G'_:l_r]du_la_-_f\tﬂth Homesite 'nitial Stady & Chegklist cantinued

2. Substanhally cause adverse change in the significance of a | '
unigue archaeological resource pursuant to CEQA Guidelines, X
| Bection 1306457 (PLM)

3. Directly or indirectly destroy a unique pareontological
resource or site or unique geclogic feature® (FLN)

4. Have the potenliai to cause a physical change, which would : |
affect unigue ethnic cultural values? (PLN)

5. Restrict exisling rebgicus or sacred uses within the potential
impact area? (PLN)

& Disturb any human remains, including these interred outside

of formal cemeteries? (PLN)

Discussion- ltem V-1:

The Records Search prepared in May of 2008 by the North Central Information Center for this project found that a
portion of the Emigrant Trail identified as CA-PLA-899-H is incaled wathin or adjacent to the current project area.
The California Mationa: Historic Trail, including a portion of the Emigrant Trail located wilkin the project site, is
included in the National Trail System pursuant to the National Trail System Act. The proposed project couid
significantly impact the abity to preserve the continuity of the Emigrant Trail/California Natonal Historic Trail
Implementabion of mitigation measure sef forth below would reduce potential impacts o a less than :ignificant ievel.

Mitigation Measures- [tem V-1

MM V.1 The applicant shall provide a mulli-purpose, non-molgrized public trail easement as conceptually shown
on the tentatve map and approved by the Design Review Committes The easament location shall be shown on the
Improvement Plans and terms of the easement shall be established pricr to approval of said Improvement Plans

Discussion- ltem V-2:

The Records Search prepared by the Norh Central Information Center for this praject reports that approximately
100 percent of the project site has een suzveyed for archeclogical resources as well as meost of the surraunding
land. The studies conducled are identified as NCIC 5785, 73177342, 7347 7978, and 8074 None of these studies
resulted in a recordable nstoric archeclogical site or cultural resource (Ellen Bowden, Pers. Corn, 12 Dec. 2008)
Given that approximalely 100 percenl of the projact site has been surveyed for cultural resources and archeological
sites, and grven that only the surface feaiure identfied as CA-PLA-G99-H in discussion Item 1 (Portion of the
Emigrant Trail) has been identified the project is thought to not cause adverse change in the significance of a
unique archaeclegical resource since none have been identified in the six pnor surveys, The project is therefore,
considered to have a less than significant impact on unique archeclogical resources. Mo mitigation measures other
than that IKentified as MM V.1 are required.

Discussion- ltem V-3

According to documentation provided by Peter M Jensen, Fh.D. the project site contains little or no polential to
conlain unigue paleontoloqical resources or geologic fealures. No paleoniological sites have been noted within or
adjacent to the project site during previous development at or adjacent to the project locabion. Fossil bearing rocks
are not naturally occurring in the exposed granitic rocks. Furthermore, extensive glaciations occurring up until about
10.000 years ago has sgraped many locations clear of deep scils that could contain fossil compenents. As such,
the proposed projectis expected to have no significant impact on palecniological réscurces. Although no mitigation
measures are required, standard construction conditions will apply tor this prawect and a note shalt be placed on the
impravernant plans that indicate the following:

"if paleontolagical resources are discovered on-site, the applicant shall retain a qualified palecntologist to
abhserve grading activities and salvage fossils as necessary. The paleantologist shall estabhsh procedures far
palecntological resource surveillance and shall establish, in cooperation with the project developer, procedures for
tempararily halting or redirecting work 10 permit sampling, identfication, and evaluabon of {ossils. If major
patecntological resources are discovered, which require temporarily halling or redirecting of grading, the
paleontologist shall repart such Rndings to the project developer, and to the Placer County Department of Museums
and Planning Deparment. The paleoninlogist shall delermineg appropriate actions, in copperation wilh the project
developsr which ensure proper exploration andfor salvage. Excavated finds shall be offered to a State-designated
repository such as Museum of Paleontology, U.C. Berkeley, the Calformia Academy of Sciences, or.any other
purpeses of public education and inlerpretive displays. These actions, as well as final mitigation and disposdion of
the resources shall be subject to approval by the Department of Museurns. The paleontclogist shall submit a foliow-
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up repart to the Department of Museurs and Planning Department which shall include the prior of inspection, an
analysis of the fossils found. and present repasitory of fossils.”

Discussion- Item V-4:

The project includes grading that will result in a physical change to the project site. however the physical changes
that wili result from the proposed project will not affect any unique cultural values as the site containg no unigue
cultural values,

Discussion- Item V-5
The propeosed project site does not contain any existing religious or sacred uses, therefore the project wil! nol
rastrict any religious or sacred uses within the potenhal impact area

Discussion- Item V-6:

The project includes grading throughout the project stte for the coenstruction of roads, driveways, and ullimately
building pads . Although there is no indication that the project site conlaing any borial ground. there is a possibilily,
based on the proposed grading. that the project wall resuit in disturbance 1o human remains, including those interred
outside of formal cemeteries, The following standard condition will ensure that any accidental cullural resource
discoveries remain less than significant.

If any archaeclogical artifacts, exctic rock (mon-native), or unusual amounts of shell or bone are uncoversd
during any on-site construction activities, all work must stop immediately in the area and a registered Archaesologist
shall be relained ta evaluale the deposd. The Placer County Planning Depariment and Department of Museums
must aiso be contacted for review of the archaeclogical find(s).

If the discovery consists of human remaing, the Placer Counly Coroner and Native Amerncan Heritage
Commission must be contacted. Work in the area may only proceed after authorization is granted by the Placer
County Planning Deparnment.

Foltowing a review of the new find and consultation with appropriate experts, if necessary, the autharity to
proceed may be accompanied by the additon of development requirernents which provide profection of the site
andfor additional mitigation measures necessary to address the unique or sensisive nature of the site,

Anote to this effect shall be included in the General Nates section of lmprovement Plans for the project. With
implementation of the language indicated above, the project will kave a less than signiicant impact and no
mutigation megsures are reguired.

VI. GEOLOGY & SOILS — Would the project:

Lhi L ggs Than. | .
Srgmf‘cant Less Thar Ne .
with - | Significant .. Im actl
Mltlgatlun- - :lmpact i p
S A L L CMeasures | -0 - U0 L
1. Expese people ar structures o uns'lable ear‘fh condmons or X
changes in geologic substructures? (E30)
2 Resultin significant disruptions, displacements, compaction X
or owercrowding of the soil? (ESD) .
3. Resutl in substantial changs in fopography or ground surface X
relief features? (E3D)
4. Resultin the destructian, covering or modificatian of any Cox
unigue geologic or physical features? (ESD; .!
5 Resultin any significant increase in wind or water erosion of X
soils, either on or off the sile? (ESD) | i
6. Resultin chan'{;es ity deposition or &resion or changes in |
siftation which may modify the channel of a river, stream, of A
lake? (ESD) .
7. Result In exposure of people or propeny 10 gecloegic and i
i geomorphological {i.e. Avalanchies) hazards such ag X :
earthquakes, landslides, mudshdes, ground failure, or similar ]
hazards? (ESD) o
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would become unstable as a result of the project, and
potentially resulkin on or offsite landshde. lateral spreading.
1_subsidence,_li_quefaction, or collapse? (ESD)
9. Be lacated On expansive s0ils. as defined in Section
1802 3.2 of the California Building Code (2007, creating x
| substantial nisks ta life or property? (ESD) ’

Discussion- ltems VI1-1,2;
The project proposal would result in the disturbance of approximately 3.5 acres of the currently vacant 64 B acre
site for the construction of onsite roadways and associated ulilities for a 25-lot rasidental subdivision.

Grading activities are associated with the instaliahon of the roadway impravements, and underground utilities.
To construct the proposed improvements, potentially significant disruption of soils could gocur, including
excavation/campaction for roadways, building pads and various ulilties. The project proposes soil cuts and fills of
up to appraxirmately 2.5 feet maximum with all resulting finished grades to be no steeper than 2:1 at locations
idenlified on the prefiminary grading plan. The site earthwork is expected to balance, with approximately 300 cubic
yards of earth maoved onsite.

To construct the improvements proposed, potentially sigruficant disruption of soils onsite could occur. The
proposed project’s impacts assoctated with unstable earth condilions, soil disruptions, displacemenls. and
compaction of the soil will ke mitigated to & less than significant level by implementing the following mitigation
Mmeasures:

Mitigation Measures- Items VI.1,2:

MM V11 The applicant shall prepare and sutsmit Improvemeand Plans, specifications and cost estimates {pérthe
requirements of Section Il of the Land Bevelopment Manual that are 1n effect at the time of submittal) to the Engingering
and Surveying Department for review and approval. The plans shall show all condilions for the project as well as
pertingn! tepographical features beth on and offsite. &1l existing and proposed utlities and easements, onsite and
adjacent to the project, which may be affected by planned construchion, shall be shawn on the plans. All landscaping
and irmgation facilities within the public right-of+way {(or public easements), or landscaping within sight distance areas at
intersections. shall be intluded n the Improvement Plans. The applicant shalt pay plan check and inspection fees. Prior
to plan approval. all applicabls recording and reproduction cost shall be paid The cost of the above-noted landscape
and 1rigation facilities shall be included in the estmates used to determine these fees. [tis the applicant's responsibility
to obtain alf required agency signatures on the plans and to secure department approvals If the Design/Site Review
process andior Design Rewview Commitiee review is required as @ condition of approval for the project, sad review
process shall be completed prior to submittal of Improvement Plans. Record drawings shall be prepared and signed by
a Calfornia Regrstered Civil Engineer at the apphcant's expense and shall be submitted to the Enaingering and
Surygying Department prior o acceptance by the County of site improvemenis,

MM V1.2 Al proposed grading, drainage improvements, vegetation and tree rermoval shall be shown on the
Improvernant Plans and alt work shall conform fo provisions of the County Gradng Ordinance (Ref. Article 15 48,
Flacer County Code) that are in effect at the time of submittal. No grading, clearing, or tree disturbance shall accur unbil
the Improvement Plans are approved and all temporary construction fencing has been installed and inspected by a
member of the Design Review Commttee. All cutfill slopes shall be at 2.1 or flatter (herizontal: verical} unless a sgils
report suppons a steeper slope and the Enginesnng and Surveying Department concurs wilh sand recommendation,

The applicant shall revegetate all disturbed areas Revegetation underaken from Apnl 1 ta October 1 shall include
reqular watering to ensure adequate growth, A winterization plan shall be provided with project Improvement Plans. Itis
the applicant’s responsibility [0 assure proper installation and maintenance of erosion controtwinterizalion during
project construction. Where scil stockpiling or borrow areas are to remain for more than one construction season,
proper erosion contrgl measures shall be applied as specified in the Improvement Plans/Grading Plans. Provide for
erasion control where roadsicde drainage is off of the pavement, 1o the satisfaction of the Engineering and Surveying
Department.

Subrmit {o the Enginesring and Surveying Depariment a [etter of credit or cash deposit in the amaunt of 110 percent
of an approved engineer's estimate for winterization and permanent erosion centrob work prior to Improvement Plan
approval 1o gearantee protection against ergsion and improper grading practices. Upen the County's acceptance of
improvements, and satisfactory completion of a one-year maintenance period, unused portions of said deposit shall be
refunded 1o the project applicant or authorized agent

If. at any time duding construction, a field review by County personne! indicates a significant dewation from the
propesed grading shown on the Improvement Plans, specifically with regard to slope heights, slope ralios, erosion
control, winterization, tree disturbance, andéor pad elevations and cenfigurations, the plans shall be reviewed by the
Desagn Review CommmeefEngmeermg and Suweymg Departmem for a determination of substantial conformance to

8. Be located on a gecfogical unit or soil that is unstable, or that j‘

L= Plannlng ESD Engur‘eerlng & Survgyng Dagamflent EHS= Enwr{hnmental Health SENIEE:\ APCO=Air Poliution Control Qistrict 14 af 32
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Gordola-Marth Homesite Tnitigl Study B Checklist cantinued

the project approvals prior to any further work proceeding Failure of the Design Review Committes/Engineering and
Surveying Departmeni to make a determination of substantial conformance may serve as grounds for the revocation/
modification of the project approval by the appropriate hearing body.

pL WL 3 Submit to the Engingering and Surveying Department, for review and approval, a geotechnical engineering
report produced by a California Registered Civil Engineer or Gectechnical Engineer. The repont shall address and make
recommendations on the following:

A Reoad, pavement, and parking area design

=3 Structural foundations, including retaining wall design (if applicable)

) Grading practices

) Erpsioniwinterization

E) Special problems discovered onsite, {i.e., groundwater, expansive/unstable soils, etc )

F) Slope stability

Once approved by the Engmneering and Surveying Department, twe copies of the final report shall be provided to
the Engineering and Surveying Depariment and one copy to the Building Depanment for their use. If the soils report
indicates lhe presance of critically expansive or other sgils problems which, if not corrected, could lead to structural
defects, a cenification of completion of the requirements of the scils report will be required for subdivisions, pridr to
issuance of Blilding Pérmits. This certification may be completed on a Lot by Lot basis or on a Tract basis. This shall
be sa noted in the CCA&RS and on the Informational Sheet filed with the Final Map(s). It is the responsibility of the
developer to provide for enginegring inspection and certification that garthwaork has besn performed in conformity with
recommendalions contained in the report.

MM VI 4 Staging Areas: Stockpiling and/or vehicle staging areas shall be identified on the improvement Flans and
located as far as practical from existing dwellings and protected resources in the area.

Discussion- item VI-3:

The project proposes sail cuts and fills of up 1o approximalely 2.5 feet maximum as identfied on the preliminary
grading plan. The proposed changes to topography are minor and consistent and do not conflict with typical
development of this type and with the goals and polinigs of the Placer County General Plan, nor do they violate the
Grading Ordinance. Therefore, the projects impacts to topography are [&ss than significant. Mo miligation measures
are required.

Discussion- term VI-3: :
There are no identified umigue geologic or physical features at this site that could be destroyed, coversd ar madified.

Discussion- lterns VI1-5,6:
The residential subdivision project proposal would result in the construction of onsite roadways and associated
utilities. .

According le the Frelminary Gegtechnical Study by Holdrege & Kull, dated May 9. 2008, the scil at the projact
sile has a high ergsion hazard, The disruplion of smls on this primarily undeveloped property increases the risk of
erosion and ¢reates a potential for contamination of stormwater runoff with disturbed scils or other potlutants
introeduced through typical grading pracltices The construction phase will create significant potential for erasion as
disturbed soil may come in conlact with wind ar precipitation that could transport sediment to the air andfor adjacent
waterways. Discharge of concentrated runeff in the post-development condition could also contribute 1o the erosion
patential impact in the long-term. Ergsion potential and water quality impacts are always present ang occur when
protective vegetalive cover is removed and sails are disturbed. It is primanly the grading for roads and trenching for
utidittes that are responsible far accelerating grosion and degrading water guality. The disruption of soils on lhe site
has the potential o resull in significant increases in ercsion of sails bath on and off the site. The proposed project’s
impacts associated with deposition or soil erosion or changes in siltation will be mitigated to a fess than significant
level by implementing the following mitigation measures:

Mitigation Measures- [tems VI-5,6:
Refer to text in MM V1.1
Refer to text in MM VL2
Refer to text in MM V1.3
Refer to text in MM V1.4

MM W15 VWater quality Best Management Practices, shall be designed accarding 1o the California Stormwater Quality
Associglion Stormwater Best Management Practice Handbooks for Construction, for New Development!

FLN=Planning, ESO=Engingermy & Surveying Department, EHS=Eqwvironmental eakh Services, APCD=Arr Polluban Cantrol Distriet. 15 of 32
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Gondola-Morth Homes ke 1mitial Study B Checklist cantinued

Redevelopment, andfor far tndustrial and Commercial, {andfar other similar source as approved by the Engineering and
Surveying Department).

Construction {temporary} Best Management Practices for the project may inciude. but are not Iimited 1o: Fiber Ralls
(SE-5), Hydioseeding (EC-4), revegetation lechniques, and proteclive fencing.

Storm dratnage from on and offsite impenvious surfaces (including roads) shall be collected and routed through
specially designed cateh trasins, vegetated swales, vaults, infiltration basins. water quality basins. fiters, etc. for
entrapment of sedimenl. dabris and cils/greases or other entified poliutants, as approved by the Engneering and
Surveying Depariment. Best Management Practices shall be designed at a minimum in accerdance with the Placer
County Guidance Documant for Volume and Flow-Based Sizing of Permanent Post-Consiruction Best Management
Practices for Stormwater Quality Protection, Post-development (permanent) Best Managerment Fractices for the project
include, but are not imited to: rock outfall spreaders, revegelation and infiltration trenches. No water quaty facility
construction shall-be permitted within any identified wetlands area, floodplain, or right-of-way, except as authorized by
project approvais.

M V1.6 Projects with ground disturbancs exceesding ene-gore that are subject to comstruction stormwater quality
parmit requirements of 1he Mational Pollutant Discharge Eimination System program shall ebtain such permit from the
State Regional Water Quality Control Board and shall provids to the Engineenng and Surveying Department evidence
of a state-issued WDID number or filing of a Notice of Intent and fees prior to start of construgtion.

Discussion- ltems VI-7,B:

According to the Preliminary Geotechnica! Study by Holdrege & Kuli, dated May 9, 2008: geologic maps show several
active and potentially active faulls located near e projact site, including the Dog Valley Fault (Active, approximately
four miles northeast), a group of unnamed faults southeast of Truckee (Potentially active appraximatety nine miles
east), the North Tahoe Fault (active. approximately 18 miles southeast}, and the Genoa Fault (aclive. approximately 28
miles easly. The potential hazard associated with earthquake faults involves surface rupture and strong ground motion,
No faults are mapped crossing the site; therefore the potential for surface rupture is low. The paolential for liquefaction,
lateral spreading and slope instability are &lso considered low.

Structures will be construcied acearding to the current edition of Ihe Califorpia Building Code, which includes
seismic standards. Therefore the likelinood of severe damage due to ground shaking/mation shoutd be minimal. No
avalanches, mud slides or other geclogic or geomorphological hazams have been observed al or near the project sile,
Therefore, the projects impacts associated with exposure of people or property lo geclogic and geomorphclogical
hazards, as well as geological units/seils thal are unstable are less than significant. No mitigation measures are
required.,

Discussion- ltem V1-9:
Expansive soil expands and contracts dus to changes in the maisture content of lhe soil, potentially causing slope

instability and/or sfructural prabems through differential movement of the structure Additicnaliy, maisture in the sails

adjaceri to foundation walls will cause the soils to expand and increase the lateral pressure apphied to the foundation

walt, potenlially causing structural damage.

According to the Preliminary Geotechnical Study by Haoldrege & Kull, dated May 9. 2008, the soil consists of
very gravelly sandy loan, underlain by exlremety gravelly loam, underlain by poorly sorted silt, gravel, cobbles and
boulders. These sols do not have a significant potential for developing expansive soil properties.

VI, HAZARDS & HAZARDGUS MATERIALS - Would the project:

e i e | Less Thap f U
-~ Potentially. | Sigaificant | Less Thas
.| ‘Significant.| _.~with-"| Significant
“Ampact, | ‘Mitigation | 7 Impact " ?

‘Environmental issue -

' I‘Er')pa'c.t.i

sl T s S R DA T A Cx L b-Measures. - LSS e
1. Create a significant hazard to the public or the envirenment ]
through the routine handling. transport. use, or disposal of X |
hazardous or acutely hazardous materiais? {EHS) : i B
2. Create a significant hazard to the public or the environment ' . *__1*
through reasanably foreseeable upset and accident conditions : X

invelving the relsase of hazardous materials into the
grwironment? (EHS)

3 Emit hazardous emissions, substances or wasie within one-
Guarter mite of an existing or proposed school? (APCD)

ELN=PIann|ng, ELD=Engireermng & Furveying Department, EHS=Enwronn-1éﬂ HEEH"I Servces, APCO=Air Poltubion Cantrol Criserict 16 of 32
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Gondola-Morth Hemes:te Initat Stedy & Checklist continued

4. Be locaied on a site which 1s included on a list of hazardous |
materials sites compiled pursuant to Government Code Section !
65962 5 and, as a result, would it create a signilicant hazard to |
| the public ¢r the envirgnment? (EHS) .
5, For a proiect Igcated within an airport land use plan or. a
where such a pfan has not been adopted, within bwa miles of a |
public aitport or public use girport, would the project result in a
safety hazard for people residing or warking in the project X
area? (PLN) - | i
5. For a project within the vicinity of g private airstrip, would the :
project result in a safety hazard for people residing in the X
project area? (FLN}) ) : o
7. Expose people or structures to a significant risk of foss, injury ' !
or death involving wildland fires, including where wildlands are

adjacent to urbanzad areas or whers residences are _ X l
Intermixed with wildlands? (PLN) !
3. Create any health hazard or potential health hazard? (EHS) X ‘
8. Expose people o existin;‘:]- SOume_s of pate-ntial health 1 - X |
nazards? (EHS) | ! i

Discussion- lterns Vii-1.2:

Construction of {he proposed project would invelve the short-term use and storage of hazardous materials
tymically associated with grading. such as fugl and other substances. All materials would be used, stored, and
disposed of in accordance with applicable federal, state. and local laws including California Occupational Safely
and Heaith Administration requirements and manufacturer's instructions. Therefore, the proposed project will not
creale a significant kazard to the public or the environment related to the handling, ransport, use, or dispesal of
hazardous materials or accident or upset conditions involving the release of hazardous materials. Na mitigation
measures are réguired.

Discussion- ltem VII-3:
Itis nat anticipated that the project will involve emissions of hazardous or acutely hazardous matenals, substances,
or waste within ong-guarer mile of an existing or proposed school

Discussion- Items VII-4,9:

A Phase 1t Environmental Site Assessment (Phase | Part ESA) was conductad by Environmental Control
Associates (ESA) on May 7, 2008 for the project site. The Envirgnmenlal Site Assessment identified twe potential
recognized environmental conditions associated with the proposad Gondola-Nodh Homesibes project: the Sugar
Bowl Lift Maintenance area and the former seplic system leach field area The Sugar Bowl Lit Maintenance area is
located south-southwest of the Gondola-North Homesile project site, in the up gradient direction. Gaseling and
diesel released from former underground storage tanks has impacted soil and groundwater at the Lift Maintenance
undergreund starage tanks site. The down grarient extent of shallow groundwater contamination has been
determinad znd does not extend under the Gondola-North Homesite Proiect site, The other environmental condition
is a former large septic system leach field that was formerly used by the Sugar Bowd SKi Ladge. The Phase | ESA
noted that soil and groundwater contamination could exist in the vicinily of the abandoned septic tank and leach
field system if the system has pbean used for improper disposal of hazardous materials.

AoWork Plan for Soil Groundwater, and Seil Yaper Sampling (Woark Plan) dated Februany 8, 2009, was
submitted by Environmental Control Assooates. The work plan which cutlined a sampling protocol to address
potential down gradient impacts associated with the groundwaler plume from the Sugar Bow! Lift Maintenancs Arga
site to the Gondola-North Homesites project. The Wark Plan discussed the sampling protocel of the installation of
two soil borings for the collection of scil and groundwater samples on the proposed Gondala-Morth lots § and 7,
which are located in closest praximity to the plume.

The soil sampling protocol results indicated that the samples are below the laboratory reporting limit for total
extractiole petroleum hydrocarbons [reporied as total petroleum hydrocarbons as diesel (TPH) and total petroleum
hydrocarbons as metor oil {TPHmeo}. total purgeable petroleurn hydrocarbons jreported as TPH as gasoline
{TPHg;)}), and volatile arganic compounds. The groundwater samphng protocol indicated that the results are below
the laboratary reporting limit for the TPHA, TPHme, TPHg, volatile organic compounds, and semi-volatile organic
compounds, polychlorinated rphenyls {(PCEBs), and LUFT & metals {cadmiurm, chromium, lead, zine, and nickel}.

PLC'I-—nP-I‘arlnlng, ESC=Engineenng & surveying Department, EHS=Emerpnmental Health_Senrices. APCE=rur Potution Captrel Cistnct 17ef32
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Gondola-Nertl: Homesite [nibial Study & Checkligt eontinued

Based on the results of the groundwater samples collected from the soil ang groundwater berings, Environmental
Control Associates concluded that there is no plausible risk of hydrocarbon vapar intrusion into the proposed
Gondola-North Hamesites project associated with the Sugar Bowl Lift Maintenance Area.

The Environmanta! Site Assessment states that the former septic system leach field far the Sugar Bowl Ski
Lodge is present in the area of lots 1, 4 and 5 of the proposed subdivision. The existence of the former leach field s
iypically not considerad to be a hazardous event. This determination is based upon the sait types found in the leach
field area, The existing soil conditicn was verified by the Preliminary Geotechnical Repart by Holdrege and Kull
(dated May 2, 2008). The report stated that the soil types in the project area are very porous and allow for water to
drain through the soil (the soil types are very gravelly sandy loam, underlain by poorly sorted silt, gravel, cobbles
and boulders), As the soil types in the |each field area are porous, any raw sewage that is kel in place has hkely
drained through the porous seils and as such, it is unlikely that the abandoned existing leach figld would expose
paople to potential health hazards. Additionally, Envirgnmental Cortral Associates conducted soils and
groundwater samphng in the former leach figld area Based upen the results of the soil and groundwater sampling
sonducted for the former leach field area, Enwronmentat Conirel Associates concludes that the former Sugar Bawl
Ski Lodge does not impact the Gondola-North Homesites project with hazardous chemicals The Sugar Bowl Sk
Lodge igach field has remained undisturbed and in place. The Sugar Bowl Ski Lodge feach field was abandoned in
198% and is currently served by sewer service through Donner Summit Public Unlity District.

There 13 cngeing groundwaler monitoring and remedial action at the farmer underground storage tank site at
the Sugar Bowl Sk Lift Maintenance area. The project is tocated down gradient from the existing groundwater
plume. The Regional Watar Quality Contral Board has net 1ssued a "No Further Action” letter. While monitaring
results indizate that current levels of contamination are below levels that would create a significant hazard to
human heaith, it is passible, though unlikely, that concentrations of contaminants in sol and groundwater may
change over time, Additionally, the phiysical boundaries of the plume may change over time, potentially resulting in
the plume encreaching on the area of the development Though this scenario is unfikely. it could be a significant
hazard to Ihe public or the envirgnment in that it could create the potential for indoaor air quality impacts ralated to
potential vapor intrusion. Therefore, the existing groundwater plume is a potentially significant impact and the
following mitigation measwre will reduce this impact to less than significant.

Mitigation Measures- lterns VI1-4,9:

MR VLT Future homeowners of the Gondola-North Homesites project shall be ngtified 1hat the Central Valley
Ragional Water Quality Control Board may require eccess to the preject site to further investigate, monilor, or
remediate the residual hydrocarbon impacts associated with the unauthorized release that pocurred at the lormer
Sugar Bowl Lift Maintenance area andior any other contamination that may be identified in the future. This
notification shall erther be a recorded deed restriction or a nodification in the Condibions Covenants and Restrictions
of the Homeowners Asscciation. The notification language shall be approved by Environmental Health Services.

Discussion- item V|I-5:
The proposed proiect is not located within an airport land use plan or within twoe miles of a public airpo, and
therefore will not result In a safety hazard for peaple residing or warking in the project area,

Discussion- Iterm VII-6:
The project is not located within the vicinity of a private airsirip, and therefore would mot result in a safety hazard for
peaple residing in the project arga.

Discussion- item VII-T:

Although the subject property is relatively densely forested. based on the project’'s location in relation to other
developed properties. itis not anticipated that this project would result in a potential impact as it relates to the
potent al for wildiand fires. The project site appears on the CAL Fire “Fire Hazard Seventy Zones in SRA (State
Responsitility Arga)” map. The area of the project s mapped as a "Very High” fire danger. The surraunding area is
maderately forested and subject to destruclion by wildfire. The project site is shighlly more forested than the
surrounding area to the south and southeast due to the developed nature of those parcels. The vegetation of this
site is similar Yo the undeveloped parcel to the north and west. The project will be réquired to conform ta the-current
fire safe building codes inctuding the Placer County Fire Safe Ordinance and Section 4290 of the Califarnia Public
Resource Code. The project will also require a review and “will serve” letter from the Truckee Fire Protection
Dustrict.

Discussion- Item YII-8:

The project could creale a patential health hazard in which people may be exposed to mosquitoes (during the
summer menihs), if condihons exist that allow for the breeding of mosquitees. Mosguitoes are potenbal vectars of
diseases, lherefore, they arg a health hazard. Conditions that allow for the breeding of mosquitoes include standing

PLN=Planmng, ESC=Fngineenng & Surveying Departrment, CHS=Enwirgnmental Health Services, AFCO=Air Pollution Contral District 18 of 32
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Gondola-harth Homesite Iribial Study & Checklist continued

water, which may accur as a result of overwatering of landscaping. Conditions of project approval wil reqmre drip
irmigation for shrubs and traes, and proper grading of lawn areas to prevent ponding and to aliow for effactive
irrigation methods. The impact of creating a health hazard or potential health hazard is less than significant and no
mitigation measures are required.

VHI. HYDROLOGY & WATER QUALITY — Waould the projact:

api s Poere| Less Than | 7w v
. [ Potentially - Slgnlﬁcant ' Less Than
Significant |- - with Slgmflcant
b | Medsurest]o Lo

1. Viglate any potable water quality standards? (EHS)

substantally with groundiwater recharge such that there would be
a net deficit in aquifer volume or a lessemng of local groundwater
supplies {i.e. the production rate of pre-existing nearty wells i
waould drop to a level which would nal support existing land uses |
or planned uses for which permits have been granted)? (EHS) [ ]

3. Substantally alter the existing drainage pattern of the site or
area? (ESD) '

2. Substantially deplete groundwater supplies or inlerfere :
|
|

4. Increase the rate or amounl of surface runoff? (ESD) _ _ X

5. Create or contribute runoff water which would include

substanial addiional sources of polluted water? (ESD) i

G. Otherwise substantially degrade surface water quality?{ESD) | [ X

L7 Otherwise substantialy degrade ground water quality? (EHS) X

| 8 Place housing within & 100-year flood hazard arga as mapped |
¢ on a federal Flood Hazard boundary or Flood Insurance Rate : X
. Map or other flcod hazard delineation map? (ESD) '

9. Place within 2 100-y2ar flood hazard area improvements |
which would impede or redirect flood flows? (ESD)

10. Expose people of siructures to 8 signiﬁcani—r@k of loss, injury i |

i

Tailure of a leves or dam? (ESD)

72, Impact the watershed of important surface water resources,
including but not limited o Lake Tahoe, Folsom Lake, Hell Hote

EWSESDy ! —

or death nvolving flooding, including flooding as a result of the . ' ! X
H |
i

) S D S

11. Alter the direction or rate of flow of groundwater? (EHS) X |

French Meadows Reservarr, Combia Lake, and Rolhns Lake™?

Reservoir, Rock Creek Reservoir. Sugar Pine Reserveir, | X ‘

Discussion- ltem VII-1:

The project will not rely on groundwater wells as a potable water source. Patable water for this project will be
treated water from the Donnes Summit Public Utiity District. Therefare, the project will not violate water quality
standards with respect to potable water.

Discussian- ltems VIII-2,11:

This project will not wtihze groundwater. Potable water for this project witt be treated surface water provided by the
Donner Summit Public Uklity Distnct, so there are no direct impasts Lo groundwalsr quantity or direstion or rate of
flow due to groundwater well withdrawals. However, the introduction of residential uses and impervious surfaces

FLM-=Flanning, E5r=Enaineering & Surveying Department, EHS=Emaronmental =ealth Services, APCD=Air Pollubicn Coatrol Cistrict 19 of 32



Guondala-North Homesite tnitial Study & Checkiist continued

can have indirect groundwater recharge cagability impacts in some areas. The soil types in the project area are
conducive to groundwater recharge, and the project will not be using a groundwater source for its deinking water
supply. This project will be conditioned to prohibit the drilling of individuat water wells for domestic or irrigation
purposes Thus, impacts related lo groundwater recharge and altering the direction or rate of flow of groundwater
are less than significant Mo mitigation measures are required.

Discussion- lterm VIIi-3;

According o the Preliminary Drainage Report by TLA Engineering and Planning Inc., dated August 2008, the
project site generally slopes from south fe nonh at approximately five percent, Conveyance of dramage runeff
through the site is wa averland sheet flow and nalurat drainage swales that traverse the propery and eventually
discharge to the South Yuba River. Two tributaries to the Soulh Yuba River low adjacent o Ihe northern and
western boundaries of the projecl,

The project has anafyzed a drainage system that will change the onisite drainage patterns due o the
construchicn of proposed roadways, new homes and driveways, as well as some underground storm drain systems.
However. the project will continue to convey flows to existing discharge points The proposed onsite improvements
will change the direction of existing onsite surface water runoff. However, the change in direction from existing
cnsite surface runcff 1s kess than significant as the owvarall onsite walershed runoH conbinues o be conveyed to the
sama gxisting discharge points as the pre-development conditions and ultimately into the South Yuba River.,
Therefore, this impact is less than sianificant and no mitigation measures are reguired.

Ciscussion- 'tem Viif-d;

The proposed project will increase impervious surfaces including roads and buildings, which typically has the
potentiat to increase the stormwater runoff amount and volume. These increases in impervious surfaces have the
potentiat to resull in downstream mpacts. To the north of the site, there is a 80-inch culvert under Mule Ears Orive
which conveys the northern tnbutary to the South Yulba River. The existing 100-year design storm peak flow
exceeds the capacty of the culvert and overtand releases across Mule Ears Driva.

Fer the Placer County Storm Water Management Manual snow coverad areas are assumed mpenious singe
the ground beneath is likety to be salurated and frozen. Additionally, snowmelt must be accounted for in calculating
paak flows. These winter eonditions will produce the highasl peak flows and resulls in no change inimpenaous
area from pre-development to post-development conditions. Summer conditicns are analyzed to delerming if the
increase inimpearvicus area due 1o construction of the project will cause an increase in flows that impacts
downstream drainage facilities.

According to the Preliminary Drainage Report by TLA Engingering and Planning Inc., dated August 2008, under
the winter condition peak Nows are not increased over pre-project conditions. The post development volume of
summer runoif will be shghtly increased due to the increase in propesed impervious surfaces, however, this smalt
increase of about 0.6 cubic feat per second is less than significant A final drainage report will be prepared and
submitied with the site improvement plans for County review and approval in order to momtor the prelimnary
repont, drainage calculabons and results The proposed project's impacts associated with an increase in rate or
amount of surface runeff will be mitigaled to a less than significant level by implementing Lhe following mitigation
megasuire

Mitigation Measures- Item VIll-4;
Fefer to text in MM V1.1
Refer to text in MM V1.2

Mi WIN 1 Prepare and submit with the project Improvement Plans, a drainage report in conformance with the
requirements of Section 5 of the Land Development Manual and the Placer County Storm Water Management
Manual that are in eflect at the time of submittal, [0 the Engineering and Surveying Departrment for review and
approval The report shall be prepared by a Registerad Civil Engineer and shall. at a mmimum, include: A written
text addressing exsting conditions, the effects of the mpravements. ait appropriate calculations, g watershed map,
increases n downstream flows, proposed on- and offsite improvements and drainage easements o accommodate
flows from the project. The reper shall identify water guality protection features and methods 10 be used both
during construction and for long-term post-construction water quality protection. "Best Management Fractice”
measures shall be provided 1o reduce erosian, water qualily degradahon, and prevent the discharge of poliutants to
stormwater 1o the maximum extenl practicable.

Discussion- item Vili-5;

The construction of the proposed improvements has the polential to degrade water quakty. Stormwater runoff
naturally contains numersus constituents; howeaver, as the inteénsity of land use by man increases. the constituent
concentrations iypically increase (o levels that potentiafly impact water quality Pollutants asscoated with
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Gondota-Morth Homeste Titial Stedy & Chacklist continued

stormwater include, but are not imited {o suspended solids, nutrients, cils/greases, construction waste, metals,
pesticides, herbicides, ferfilizers, etc. The propased residential development has the potential to result in the
generation af new dry-weather runoff centaining said pollutants and also has the potential to increase the
concentration andlor total lpad of said pollutants in wet wealher stormwater renoff, The proposed project's impaclts
associatad with waler guality will be mitigated to a less than significant level by implementing the following
mitigation measures:

Mitigation Measures- Item VIH-5;
Refer to texf in MM V1.5

MM VI1L.2 Provide an Irravocable Offer of Dedication on the improvement Plans and Final Map to the satisfaction of
the Engineering and Surveying Department and Desian Review Committee for easements as required for access
to. and protection and maintenance of post-construction water quality enhancement faciities (Best Managemant

Practices). Said facilites shall be privately maintained until such time as the Board of Superwsors accepts the offer
of dedication.

Discussion- item VI|II-5;
The project will not olhenwise substantially degrade surface or groundwaler quality,

Discussion- Items VII-7,12: .

There are standard stormwater best management practices in place to prevent the excessive siltation of waler
leaving the site and Lo prevent erosicn of the site frorm stormwater runcff. The site is located near the headwaters of
the South Fork of the Yuba River and the improvements proposed for the project site do not significantly impact the
watershed of an imporant water source. There will be temporary and permanent best management praclices
installed in accordance with the Placer County Stormwaler Manual. Thus, the project’s ability to impact the
walershed of imporant surface water rescurces is less than stgnificant and no mitigation measures are required.

Discussion- tems VIII-8,9,10:

The project site is not withm a 100-yvear flood hazard area as defined and mapped by the Federal Emergency
Managerment Agency Mo improvements are proposed within a 100-year flood hazard area and no flocd flows
would be impeded or redirecled. Although two tributaries {o the South Yuba River flow adjacent to the northarn and
western boundaries of the project, the 100-year storm water glevation is wel! below lhe projects ground surface
elevalion, This is due to the depth of the gullies within which these tributaries flow. The project [ocation is elevated
above areas that are subject 1o flooding. and therefora there are no impacts due to exposing people or structures to
a significant risk or koss, injury, of death, including flooding as a result or failure of a leves or dam.

IX. LAND USE & PLANNING — Would the project

: o;.-.-;_,ll
J_ Irnpact \

o g Less Than
! Slgmflcant "-.'_,_'.With , Slgmhcant
-Impact ™| Mitigation T Impact

cE 0 0 Measures |,

1. Physically divide an established community ? (PLN) X

2 Confhicl with General Plan/Community Plan/Specific Plan
designations or zoning. or Plan policies adopted for the
purpose of avoiding or miigating an environmental effect?
(EHS, ESD. PLN)

3 Conflict with any applicable habitat conservation plan or
natural communily conservation plan or other Caunty policies,
plans, or reguiations adopted for purpeses of avoiding or
mitigating environmental effects? (PLN)

4. Result in the developmeant of incompatible uses and/or 1hE
' creation of land use conflicts? (PLN)

5. Affect agnicullural and timber resources or operatons {ie. | !
mpacts to sols gr farmlands and timber harvest plans, or ) X
| impacts from incompaltible land uses)? (PLN) |

'
—— —_—— B e ———— —_— e =
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Gandolg-Horth Homeste Initial Study & Checkhst continuad -~
I'5. Dsrupt or divide the physical arrangement of an established T ' ]

| cemmunity (inCluding 8 low-incame o mindrity community)? X
[PLM) . B .

7. Resultin a substantial alteration of the present or planned
land use of an area? (PLM) |

& Cause economic or social changes that would resultin
significanl adverse physical changes to the environment such ,
a5 vrban decay or detenoration? {PLN) I

g
|
|

Discussion- ltem 1X-1:

The project proposes the creation of 25 single-family iots in an area lhat is currently developed with similar sized
lots and uses, The pro;ect site is currentty undeveloped, however similar development exists {o the south and
southeast of the project site. Because the project is not proposed in an area ihat is developed with an established
cammunity, the project will not divide an established fommonity,

The project aiso proposes to rezone 4.1 acres of 2n 11.4 acre parcal known as Assessor's Parcel Number 068
{70-043 from Residenhal Ferest — Davelopment Reserve (RF-DR) to Open Space (O} to compensale for the four
acres of Open Space o be rezone to Single-family Residenlial within the project site area, This area to be rezoned
surrounds existing residential development and will provide for an open space buffer between the existing
residences and any proposed development within the future. Tharefore, the rezane of the RF-DR to O will not
physically divide an established community.

Discussion- Items 1X-2,4,7.

The preject site s located in the Resonts and Recreation {(REC)Y General Plan Land Use Designation. This
designalion is applied to mountain, water-ariented, and other argas of existing patential pubite and commergial
recreational use, whare such use can ocour without conflict with surrcunding rural andfor agricultural uses Typical
land uses allowed include; parks, carmping facilities. sk and olher resort facilities. inciuding residential transient
ladging, and commercial uses in support of such facililies, necessary public utility and safety facitities, and simitar
and compatible uses. Five differenl zoning dhstricts are identfied by the General Plant as consistent with the
designation They include Forestry {(FOR); Resonl (RES), Residental Single-Family {R5). Residential Multi-Famuly
(RM): Open Space (0}, and Waler infiuence (W) The projecl proposes a changs in the zoning of £.8 acres of
Forestry and 4.7 acres of Open Space to 11.5 acres of Residenlial Single Family Building Site 8,000 square fest
minimum in the REC (Recreation} designation of the Placer County General Plan. Currently, the proposal conficts
with the zoning established in the Placer County Zoning Ordinance. The applicanl, through a Rezone, is proposing
to change the designation to 3ingle Family Residential, which would be consistent with properties adjacent to and
within the general vicinity of the subject parcel.

The Zoning designation may have been required Open Space for previcus project approvals. Howsver this
determination wiil nged (o be reviewed, evaluated and approved by the Placer County Planring Commission and
Board of Supenvisors. If. after reviewing all the relevant information and project materialg, the heanng badigs
approve g zone change then this project would be consistent with the Zeming Ordinance. And it would be
determinad that the project would not result in a substanhal alteration of the present or planned tand use of the
grea No mitigation measures are reguired.

The rezone of approximalely 4.1 acres of Assessor's Parcel Number 059-070-043 to Open Space is intended
to compensate for the loss of Open Space within the project sile area. The rezoning of the 4 1 acres of the 11.4
acre parcel will continue to be consistent with the General Pian designation of Resort and Recreation {REC). The
rezone will not be incompatible with the existing uses or creale a land use conflict in that the 4.1 acres will surround
an existing residential development providing for a buffer of opan space belween the developrment and any future
develnpment within the general vicinity thus reducing any polential 1and use conflicts Tne project will not result in a
substantial alteration of the present or planned land use of the 11.4 acre Residential Forest-Development Reserve
zoned parcel in that the remaining 7.3 acres of the parcel will remain Residential Forest-Development Reserve. The
rezane of the 4 1 acres of the 11.4 acre parcel will not précluda the development of the 7.3 acres and its planned
land use of the area which is for rural residential iving in the forested. mountainous of Plager County

Discussion- tem 1X-3:

The project, if appraved by the Planning Cammisstan and Board of Supervisors for the Rezone, will not conflict wath
any applicable habital conservation plan or natural cgmmanity conservation plan as thereg are no such plans
adopied inthe project area. The proposed project will not conflict with County policies, plans. or regulations

PLM=PFlanning, I:SD:E-v:gmnermg & Surepyeng Departenent, EHS = Envirgnmental Health Services, ;PC-Dz Air Poll..utiu-n- ant_rx;l D;sl_nct- j_z of 32
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Gondoka-MNerth Homesite Imibial Study & Checklist continued

adopted for purproses of avoiding or mitigating environmental effects and County policies that require projects Lo

meet stale and federal environmental laws.

The rezone of the 4.1 acres of the 1.4 acre Assessor Parce! Mumber 069-070-043 1o Open Space will not conflict
with any habitat conservation ptans or natural community conservalion plans or other County policies. plans, or
requlations adopted for purposes of avoiding or mitigating envirenmental effects in'that the area, f approved, will be
rezoned to Open Space which will reduce the development potential and possinilities of the 4.1 acre parcel Par
Section 17.14 010 of the Plager County Zoning Ordinange, the purpose of the Open Space (Ch district is [0 protect
important open space lands wilhin Placer County by limiting allowabie land uses to low intensily agricultural and
public recreational uses, with structures and developmeant being restricted {0 accessory structures necessary o

support the primary allowed uses, and critical public facilities.

At this time no davelopment is proposed within the rezone area of Open Space. The idea of the area to be rezoned
is to prowvige a buffer between the existing single-family residential development and future development of the
rernaining 7.3 acres of the Residential Forest-Development Reserve zaned parcel. ’

Discussion- ltem 1X-5:

The proposed project wilk resultin the creation of 25 new single-family ots in an area that is currently developed
with single farity residential units and commercial assooated ski hill operations. The project will not affect
agricultural and umber resources or operations, as the project site is currently undisturbed and 15 used as open

space. Furtharmore, the project will not impact soils or farmlands and timber harvest plans in that the land is not

farmiland orin a designated timber harvast plan area

The rezone of 4 1 acres of the 7.3 acres Residential Forest — Development Reserve parce! will not affect
agricultural and timber resources or operations {i.e. impacts to soils or timber harvest plans, or impacts from
incompatble land uses) in that the 4.1 acres will be rezoned to Open Space reducing the development potential of

the existing 11 4 acres to 7.3 gores.

Discussion- ltem 1X-6:

The project includes the subdivision of 11,5 acres inlo 25 single-family residential lots inan area that is currently
developed wilth similar sized lots and uses. The project site is currently undeveloped Because the project is not
propased in an area Lhat is developed with an established community, the project will not divide an estaklished

community, tncluding a low-income or mingrily commumnity.

The rezone of 4 1 acres of the 11.4 acre vacant parcel currently zoned Residentiat Forest - Development Reserve
to Open Space will not disrupt or divide the physical arrangement of an established community (including a low-
MCGrme or rrinarity community) in that the cpen space proposes 1o border the existing single-family residential
development of previous subdivisions of Unit || and Umit 11, also knewn as, Crow's Nest,

Discussion- ltemn | X-8:

The proposed project will result in the creation of 25 new single-family lots in an area that is developed with single
family residential lols of comparable size. The project will not resultin any economic or social changes that woutd
resultin significant adverse physical changes 10 the environment such as urban decay or deterioration.

The proposal to rezone 4.1 acres of the 11.3 acre parcel zoned Residential Forest - Development Reserve o Open
Space will not cause an economic or social changs that would result in sigmificant adverse physical changes 1o the

environment such as urban decay or deterioration. The rezone of the 4.1 acres to Open Space will preserve the 4.1
acres in its natural state reducing any potential significant impacts to the environment such as urban decay or

deterioration,

X. MINERAL RESOQURCES — Would the project resultin

- Potentially Sig’hiﬁ_capt_ LeSs T han™i: . No
" Impact”, | ‘Mitigation | Impact, TR
1. The loss of availabilty of a known mineral resouice thal
would be of value 10 the region and ke residents of the state? X
{FLN} 1] -
PLH=Flanning, ESD=Enginegnng & Suvrveyimg Dopartment, EHS=Envirenmental Health Services, APCL=Air Pollubon Centrol District 23 of 32
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Bendala-Morth Homesite Jnmat Study & Checklist continued

2. The loss of avaiiabinty of a focally-importani mineral resource |
recovery site delineated on a local general plan, specific plan or ’ X
other land use plan” {PLN} '

Discussion- ltem X-1:

The proposed project would not result in the Ioss of avallability of a known mineral resaurce that would be of value
to the regqon and the residents of the state as the project site does not conlain a known mingral resource that would
be of value to the region and the residents of tha state.

Discussion- ltem X.2:

The proposed project would not result in the loss of availability of a locally-impontant mineral resource recovery sile
delineated on a local general plan, specific plan or other land use plan as the project site does not contain a locally-
impertant minerzl resource recovery site delineated on a lecal general plan, specific plan or other land use glan.

XI. NOISE ~ Would the project result in:

e —— — -t ——

LT 'l Less Than
vl ‘ POIEI‘ltIaH}F Slgmfcant Less Than
o Tave . Sigaificant oo with S:gmﬂcant{
mpac! : Mlllgatlun - |

T T SR U s | Measiures
1. Exposure of parsong ta or generation of noise levels in II |
excess of standards established in the local General Plan, ; :

Community Plan ¢r poise ordinance. or applicable standards of J X
|

other agenaies? (PLN) [
2. A substantial permanent increase in ambient noise levels in
the project vicinity above levels existing without the project?
{PLM)

3. A'substantial termporary of pericdic increase in ambient noise .
levels in the project wicinity above levels existing without lhe : X
project? (PLN]

|

4. For a project located wathin an airporl iand use plan ar, ‘
whers such a plan has not been adepted, within two mies of a l ;

t

public airport or public use airport, would the project expose X
people residing or working in the project area i excessive :

neise levels? {PLN} . _
5. For a project within the vicinity of a prwate awstrip, would the :

project expose people resiling or warking i the projecl area to ‘ | X

excessive norse levels? (PLN}

v

Discussion- ltem XI-1:

The project site is generally located north of the Village Lodge at the Sugar Bowi 5k Resart The project sie weuld
be exposed 10 existing seasonal operational noise [evels from the skiresort. Winter operations include
sngwmaking, grooming of the ski trails, and avalanche contred. The Resort Operations Noise Assessment Lhat was
prepared by ) C. Brennan and Associates in November 2008, concluded that the snowmaking and grooming
operaticns occurring adjacent to the proposed residential receivers would comply with the Placer County 45 dBE Ldn
interior noise level standard. Na further noise reduction measures or mitigation measures arg required.

The Noise Assessment futher described hat avalanche conlrol activities will ocour Batween he hours of 730
am. to9.00am. onanas nesdad basis. Because avalanche contral 1s expectad to oo for relatively brief
perods, and the activity is refated to maintenance activities negessary for public safely, no additional analysis is
considered necassary.

In August 2008 an additional analysis was prepared by J.C. Brennan and Associates, The Environmenta! Noise
Assessment specifically analyzed the potential noise impacts from the operations of the Union Pacific Railroad
{UPRR} that is located near the project ste. The intent of the analysis was to quantfy noise and vibration levels
resulting from the UPRR operations at the project site and to identify noise reduction measures where appropnigte
based upon the applicable Placer County standards, The project site is approximately 400 feet south of the UPRR.
UPRR cperations alkung the project site are considered to be a potentially significant noise source which may affect
the project design. The Assessment predicted that the project site will be exposed to noise levels exceeding the
Macer County General Plan exlerior and interior noise level standards, T¢ ensure that the impacts are mikgated to
a less than significant level mitigalion measures are indicatled below. The Assessment furher concluded that
PLH =Flanning, ESD=Engineanng & Surveyirg Department, i:HS Envirpnmental Health Seraces, “ARCD=dar Pt lunion Control Destoct 24 af 32
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mitigation measues for vibration are not required as the results of the measured vibraiian lavels are considerabw
less than those which are expected to result in human annoyance (.05 peak particle velocity (PPV) or architectural
damage (0.2 PPV}, al the project site.

Mitigation Measures- ltem XI-1:

MM Xi 1 Residential balconies andtor patio areas shall be located on the buildings facades opposite the railread
tracks. This site design measure is predicted to result in compliance with the Placer Counly 6G ¢B Ldn exterior
noise level standard. This requirement shall apply specifically to Lats 8 -9, 11-18, and 2§-25.

MM XI 2 Residences shall be constructed with mechanical ventilation to aliow for circulation of outside air, without
the reguirement of open windows. This requirement shall apply specifically to Lots §-9, 11-13, and 21-25.

Discussion- Item XI-2:
These noise tevels will be less than significant as the noise impacts will be limited ta lhe temporary construction
activity and the typical noise associated with single-family residences. No misgation measures are required.

Discussion- ftem X[-3:

The proposed project may result in a short term increase in the noise levels fram construction activiies for the
residents within the ganeral vicinity of this project. With the construction hour limitations (six a.m. to eight g.m.
Monday through Friday and between the hours of gighl a.m. and gight p.m. on Saturday and Sunday) imposed by
the Placer Counly Naise Ordinance this impact will be less than significant and no migration is required,

Discussion- iterns X1-4,5:

The proposed project is not located in the vicinity of am akrstrip, nor witl the project result in a permanenl increase to
the ambient noese levels, as the noise impacts will be limited to the termporary construclion activity and the typical
noise associated with single-family residences These noise levels will be less than sigaificant and no mitigabon iz
required.

Xil. POPULATION & HOUSING — Would the project.

Bk : Less Than- |-~ o] limn .
; -Potentually Significa‘m‘_t' Less Than' - Nb _'
Slgmf‘cant i withs S:gnlflcam , Ii-ri acl
e Impact .Mltigahon [ impac | P
. = L - _ o .| Measiites . e, e
1. Induce substannal populatmn growth in an area. enher : ’
directly (i.e. by proposing new hames and businesses) or : X
indirectly {i.e. through extension of roads or othar
infrastructure)? (PLN) J
2. Displace substantial numbers of existing housing, Il
necessilating the construction of replacement housing ! X
elsewhere? (PLN) |

Discussion- Item XIi-1;

The proposed project would introduce 25 additional single-family lots in an area that s currenlly developed with
single-family rural residential uses. The project includes improvements to an existing road and the construction of a
new rgad and cui-de-sac withan the development. A number of improvements including water, sewer and road
infrastructure to support the residential subdivision are currenily installed wathin the project area Resultantly, the
subdmsion will require the extension of the existing infrastructure and read system 1o each individual residentiai
parcel at ihe time of development of the parcel. The project will not result in populabon growth beyaond that which
was anticipated in the Placer County General Flan for the area in that the project site 15 Igcated in the Resorts and
Recreation (REC) land use designation This designabion is applied 1o mouantain, water-griented, and other argas of
existing potential public and commercial recreational use, whare such use can ocour without conflict with
surrounding rural andior agricultural uses. Typical land uses allowed include: parks, camping facilities, ski and other
resor facilities, including residential. transient lodging, aod commercial uses in support of such facilities necessary
public utilky and safety facilities, and similar and compatible uses, Five different zoning districts are idenlified by the
General Plan as consistent with the designation. They inciude Forestry (FOR)Y; Resort (RES); Residential Single-
Family (R3}; Residential Mulfi-Family (R, Open Space {O); and Water Influence (W) Although the project will
allow for future residential development, this increase is not considered significant. No mitigation measures are
requared.

PLN=Planmng, 40 -Enginecring & Surveying Nepartment, EHS-—Envircnmeﬁwtal Health Seryices. ARPCO=Aur Podlution Control Tistnct 25 nof 32
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Gonggla-North Homesite Tnitial Study % Checklist continued

Discussion- Item XII-2:

The project will not displace any existing housing and the construction of new housing elsewhere wiil not be

required as 3 result of this project. Therefore there is no impact.

The rezone of the 4.1 acres of RF-DR to O will not displace substantial numbers of existing housing, necessitating
the construction of replacement housing elisewhere. Reducing 4.1 acres of Residenbial Forest — Development
Reserve zaned land will not create a significant impact to housing.

Xl PUBLIC SERVICES — Would the project result in substanttal adverse physical impacts associated with the
provision of new or physically altered governmental services and/or facilities, the construction of which could cause
significant environmental impacts, in order to maintain acceptable service ratios, respanse times ar other

performance objectives for any of the public sefvices?

I L A Eec ot pless Than 0 f
- : SIS L P | Potentially | Significant |. Less Than.|-" 7
5 : . Environmental Issue - | Significant [ with "} Significant | - %
S el T . 1-simpact "+ Mitigation | . tmpact .| T
= B . . e - Measures| o o it et Lo
1 Fire protection? (ESD, PLN) X
2. Sheriff proteclion? (ESD, PLN) | X
A N
|
3 Schocis? (E50 PLN) ' X
4. Maintenzance of public facilities, including roads? (ESD, PLN} X
5. Other governmental services? (ESD, PLN; { X

Discussion- Itern XII-1;

Mo new fire protection facililies are proposed as parl of the project, A will serve letter shall be provided pricr ta the
approval of Improvement Plans, and a fire protection district representative’s signature shall be provided on the

plans,

Discussion- ltems XI11-2,3,4,5:

The proposed project will result in the creation 25 single-family lots in an area currently developed with single-family
rural residential uses and a number of improvements, including watar, sewer and road infrasiructure to support the
residential units are already instalfed. The project does nol resultin the provision of new or physically altered
governmental services andior facilitins, and therefore will not result in substantial adverse physical impacts

associatad with the construction of such facilities.

AIV. RECREATION — Would the project result in;

ik i kess Than (st e T D
R e -Pateritially | Significant | Less Than [~ Na
= Environmental Issue: .. -7 | Significant | - with” " | Significant’ linpaét'-
G et TR e 1 - Impact 2| CMitigation: - - lmpace (|7
o ek e . - . ; L E et T‘, - DR -' : _.Mea'suf_es" ERIC R BEFIEY N e "
1. Would the project increase the use of existing neighbarhood
and reqional parks or other recreational fagilities such thal %
substantial physical deterioration of the facility would cccur or
be accelerated? {PLN) e . . ]
2. Does the project include recreational facilities or require the
canstruction or expansion of recreational facilities which might X
| have an adverse physical effect on the environment? (PLN}

EtN=Planning, E5D=E¢:§-i;EEnng & Surveying Department, EHS=Envirgnmental Health Services, APCD=2r Peliubign Contral Ciskrict 26 of 32 /}X
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Discussion- l[tars XIV-1:

The proposed project will introduce 25 new single-family residential lots into an area currently developed with multi-
and single-farmily residential seascnal uses and the Sugar Bowl Ski Resart. The number of lots proposed with this
project wall result in a mingr increase in the use of the existing private ski resont; however, the project will not result
in the delerioration of any public recrealion facliies. No mitigation measures are required,

Discussion- ltam X1V-2:
The propesed project does not include the canstruction or expansion of any recreational facilities that would have
an adverse physical effect on the envirgnment.

- XV. TRANSPORTATION & TRAFFIC - Would the project result in:

S 'Les_s'TI‘ién'_. e L

T .-..' Pbtent.auy I significant | Less Than | -
oo, | Significant | with” s ]

B Impact Mitigation

ll I. - L ._ ___.

a

: : B R e | ;MEHSUTE'S“'-' L EE D £ N
1. An INCrease i traﬁlc whmh may be substanhal in relahon tc:- '
the existing andior ptanned future year traffic load and capacity
of the roadway system {.e. result in a substantial increase in | | X '
either the number of vehicle trips, the volume (e capacity ratio !
on roads, or congestian at Intersections}? (ESD) i i
2. Exceeding either mdividually or cumulatively, a level of !
service standard established by the County General Plan :
andfor Cammunity Plan for roads affected by project traffic?

{ESD) |
3. Increased impacts to vehicle safety due to roadway design | : i
features {i.e. sharp curves or dangerous intersecticns) or : : )9 |
ncompativle uses (@ g., farm equipment)? (ESD) » '
4 Inadequate emergency access or access o nearby uses? X
{ESD)

5. Insuffiziant parkihg capacity onsite or offsite? (ESD, F’LN)' X

| 6. Hazards or barriers for pedestrians or bicyclists? (ESD) ' ' X

— e —t ]

7. Conflicts with adopted policies supporting alternative 'ox
transporiation {i.e. bus turnouts, bicyele racks)? {ESD) :

§. Change in air vaffic patterns, including either an increase in |
traffic levels or a ¢hange in location that results in subslantial [ I 4
safety risks? (ESD)

Discussion- item XV-1;

The project would result in construction of 25 recreational homes. According to ITE Trip Generation 7th Edition
{1997}, 25 recreational homes would generate four A.M. and seven PN, peak hour trips and approximately 79
weekday ips. These daily and peak-hour trip volumes do not represent a significant increasa comparad to gxisting
background traffic.

The project site has frontage on Mule Ears Crive, a county non-maintained read, and proposes a residential
subdivision where none exsted betfore, The proposed project creates site-specific impacts on tocal fransportabon
systems. Development of the project will increase traffic volumes on ared roadways, contributing towards a cumulalive
impact on the ransportation system. The cumnulative effect of an increase in traffic has the potential 1o create significant
impacts to the area's transpontation system. Article 15.28.010 of the Placer County Cede eslablishes a road network
Capital Improvement Program, The project 1s subject to this code and, therefore, required to pay traffic impact fees to
fund the Capital Improvemant Program for area roadway improvements. The fee program includes roadway and
intersaction improvements necessary o mitigate the impacts of the increased trafiic volumes. Payment of Traffic
Fees ensures that the development pays for its fair share of necessary improvements, With the payment of traffic
mitwation fees for the ultimate construction of the Capital Improvement Program improvements, the iraffic impacts are

PLN=Plannmg, F_SD;-E;gineering kY Sur\,-eymg.[}epartmen{, EHS=Environmeantal Health Sernges, APCD=fr Pallution Contrgl District &t af 35 J |" 5
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less than significant. The cumutative impact will e partially mitigated to a less than significant level by lmplementlng the
following mitigation meaasure:;

Mitigation Measures- Item Xv-1:
MM X 1 The project will be subject lo the payment of traffic impact fees Ihat arg in effect in this area {Placer East
Fee District), pursuant to applicable Ordinances and Resclutions. The applicant is notified that the following traffic
mitigation fee(s} wil’ be required and shall be paid to Placer County Department of Putilic Warks prior to issuance of
any Building Permils for Lke project:
A} County Wide Traffic Limitation Zone: Article 15.28.010, Placer County Cade

The current estimated fee is $3,148.00 per Dwelling Unit Eguivalent. The fees were calculated using the
information supplied. If the use or the sgquare footage changes, then the fees will change. The fees to be paid shal
ke based on the fee program in effect at the time that Ihe application is deemed complete,

Discussion- [tam XV-2:
The project propasal would result in the creation of 25 residential lots. The level of service standard established by the
Counly General Plan for roads affected by project traffic will not be exceeded.

Discussicn- ltem XV-3:
The project will have no impacts on vehicle safety due to roadway design features.

Discussion- [tern XV-4:
For five to six months of the year the proposed homes will be snowbound in that (he roads accessible during late
spring, summer, and early fall will not be plowed in the winter to allow rubber tire access. This is a condition
consistent with the ather single family homes already constructed in the Sugar Bowl snawbound village, wherein
. the serving fire protection district currently operates satisfactorily. When services are requested, or required the
responding agency s dispatched and met at a pre-arranged location by Sugar Bowl stall. Emergency service
personnel and equipment are then transparted via a snow Capable vehicle to the site of fire, medical, or other
emergency. For redundant fire protection, all new residential construction in Sugar Bowl is required under
ordinance to include interior sprinkler systems. Sugar Bowl maintaing clearance around fire bydrants and standpipe
extensions during the snowbound season to ensure water is available to fight fire A Fire Department will serve
letter shall e providad prior 10 the approval of Improvement Flans. and a fire proteclion district representalive's
signature shall be provided on the plans. Thereforg, the proposed project’'s impacts assomated with emargency
access are less than significant, No mitigation measures are required.

Liscussion- ltemn XV-5;
The applicant has proposed sufficient parking for the project.

Discussion- item XV-&:
. The proposed projact will not cause hazards or barriers to pedesirians or bicyclists.

Discussion- ltem XV-7:
The project will nat confiict with any gxisting, or préclude anticipated future policies, plans, or programs supporing
alternative transporation.

Discussion- ftem XV-8:
The residential subdivision project will not result in g changs in air traffic patterns, including either an increase in
trathic levels or a change in location that results in substantial safety risks.

X¥L UTILITIES & SERVICE S3YSTEMS - Would the project:

| Less:Than’
Slgnlﬁcant

| Lessrisn |-
.-Slgnlf'.cant
~Im ac '

1. Exceed wastewatsr reatment requirernents of the applicable X
F{egu:rnal Water Quahty Controt Board? (ESDY

2. Require or result in the constructmn of new water or
wastewater delivery, collection or treatment facilities or

PLM=Planning, £SO =Enginegring & Surveying Departrnent, EH5=En-.rirnn.mér;t:a.i ;leaEh‘SErvEe_;.nﬁED=ﬂ|r Foslutron Conmtrel Diskrict 28 of 32 4



Gongola-Horth Homaesite Imbial Study & Checklist conbinued

| expansion of exisling faciities. the construction of which could
| cause significant enviranmentat effects? (EHS, ESD)

l 3 Require or result in the construcl:on of new nnsité sewage
I
i systems? (EHS)

‘4. Require or result in the construction of new storm water
drainage facilities or expansion of existing facilities, the
Construction of which could cause significant environmental

eHecls? (ESDH

5 Have suffictent water supplles available to serve the project
from existing entitlements and resources, of are New or
expanded entitements needed? (EHS) L

8. Require sewer service that may not be available by the
area’s waste water treatment provider? [EHS, ESD)

| 7 Be'served by a landfll with sufficient permitted capacity 10
accemmodate the project’'s solid waste disposal needs in

_compliance with al! applicable laws? (EHS) o

Discussion- ltems XVI1-1,2,5,6:

X

The project site is within the service area of the Donner Summit Pubilic Utility District. Donner Summit Public Utility
District has provided a letler dated May 6, 2008 constituting a commitment 1o supply water and sewer servica {o the

-project. |t s anticipated that infrastructure requirements will be sufficiently met to fully service the project.

Water and sewer lines are lgcated in Mule Ears Drive and pass Inrough the project site, No construclion of
offsite sewerfwater infrastructure is required The proposed project's impacts assomated with sewer and water
facilittes are less than significant. No miligation measures are required.

Discussion- ltem XV1-3:

The project will not reqguire of result in the construction of new on-site sewage disposal systems.

Discussion- ltem XVI-4:

The project proposes addtional storm drainage collection and conveyance facilities to connect to the existing storm
drain systern. The applicant has demonstrated through a Preliminary Drainage Report by TLA Engineering and
Plannmng Inc., dated August 2008, Ihat the existing storm dram faciiilies are adeguate to handle the project’s flows
with one exceplion. There is an offsite culvert at Mule Ears Drive which does not have capacity to handle existing
flows. However, peak lows are not increased over pre-project flows with development, therefore, there are no
impacts to the offsite culvert. The construction of the onsite stormwater conveyance system is not expected to
cause significant environmental eflects. The proposed project’s impacts associated with storm water drainage
faciMies are less than significant, No mitigation measures are redlired

Discussion- Item XVI-T:

The project is a snowbound village during the winter months, Placer County Environmental Health Services
requires & solih waste management plan which details the removal of refuse for all of the residences within the
snowbound village area. A condition of project approval will be required to ensure that refuse is picked up bwice a
week at the residences by a snowcat during the winter or a dumpster truck in the summer by Sugar Bow| Village
Services staff. The resulling solid waste will be deposted in several large dumpsters on the West Bay Parking Lot
The dumpsters used for the storage of the solid waste utihze a counlerbatanged lid to prevent wild animal access,
Tahoe Truckee Disposal Service provides disposal service for Sugar Bowl Ski Resort and wil) pick up the wasle on

Mondays and Thursdays as needed,

This project will be served by the Lackwaood Landfill n Mevada wiuch has sufficient permitted capacity (o

accommedate the project’s solid waste disposal meeds in compliance with the [ocal and slate reguiations. As such,
this impact is less tham significant and no miligation measures are required.

PLN P[annmg, ESD-—cngmeermg & Sun.-eymg Depanment, EHS--nwronmentaI Health SEMCES APCD=Aur Pillut:on Control Distact
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Sondola-Nesth Homesite Initiat Study & Checklist continued

E, MANDATORY FINDINGS OF SIGNIFICANCE:

;7 . Environmental lssue "~ oo

. 1. Does the project have the potential to degrade the quafity of the environment,

i substantialty impact bislogical resources, or eliminate important examples of the X
! major periods of California histary or prehistory?

[ 2 Daes the project have impacts that are individually limited, but cumulatively
i considerable? {"Cumulalively considerable” means that the incremental effects
of a project are considerable when viewed in connectian with the effects of past X
profects, the effects of other current projects, and the effects of probable fulure
projects

3. Does the project have environmental effects, which will cause substantial ; X ;
adverse effects on human beings, either directly or indirectiy? ; |

F. OTHER RESPONSIBLE AND TRUSTEE AGENCIES whose approval is reguired:

L] Calilornia Department of Fish and Game

[} Local Agency Formation Commission (LAFCO)

[ California Department of Forestry

[_] National Marine Fisheries Service

[1calfornia Department of Health Services

[} Tahoe Regicnal Flanning.ﬁ\g_erjgy_

[C] California Department of Toxic Substarices

[TUS Army Corp of Engineers

[ California Department of Transportation

[ W.3. Fish and Wildlife Service

[ California Integrated YWaste Management Board

0

& california Regional Water Quality Control Board

0

. DETERMINATION — The Ervironmental Review Commities finds that:

Although the proposed project COULD have a significant effect on the envirgnment, there WILL NOT be a significant
effectin this case because the mitigation measures described herain have been added to the project. A MITIGATED
NEGATIVE DECLARATION will be prepared,

H. ENVIRONMENTAL REVIEW COMMITTEE (FPersons/Departments consulted):

Planmng Department, Stacy Wydra, Chairpersoen
Engineering and Surveying Departmeant, Sarah K. Gillmore
Department of Public Works, Transportation
Environmental Health Services, Grant Miller
Air Paliution Contral Digtrict, Tom R, Thompson
Flood Contral Districts, Andrew Darrow
Facilty Services Parks, Andy Fisher
Placer County Fire/CDF, Bob Eicholtz/Brad Albertazzi
o . e ¥
/;q_j_ .._,\,r Lg;f:_]fdrf \.l:_;,
/

Gina Langford, Environmental Coordinator

Kt

Signature Cate MNovember 20 2009

I. S3UPPORTING INFORMATION SOURCES:

The following public documents were utilized and site-specific studies prepared to svaluate in detail the effects or
impacts associated with the project This informaton is available for public review, Monday through Friday, §am

PLE= Plannmg ESEi=Engincering & Surveying Department, EHS=Envirpnmental Health Senaces, APCD=Air Pollution Control District 30 of 32
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Gondota-North Herremite Inial Study & Checkhst continued

to 5pm, at the Placer County Community Development Resource Agency, Envirenmental Coordination Services,
3091 County Center Drive, Suwite 180, Auburn, CA 95603 For Tahoe projects, the document wilk also be available

in our Tahoe Division Office. 565 West Lake Blvd., Tahoe City, CA 95145,

[_] Community Plan

B4 Environmental Review Crdinance

_[Z]H General Flan

(] Grading Qrdinance

County

Documents [] Land Development Manual

[] Land Division Crdinance

L Stormwater Management Manual

] Tree Grdinance

Ll

L Department of Toxic Substances Control

Trustee Agency ]

Dacuments
L]

B4 Acoustical Analysis

(<] Biological Study

B4 Cultural Resources Pedestnan Survey

‘] Cultura! Resources Records Search

[ Lighting and Pholometric Plan

Planning [<] Palgcntological Survey

Department B Tree Survey and Arbonist Report

[ visuat impact Analysis

7 wettand Defineation

L

0J

(] Phasing Plan

{4 Preliminary Grading Plan

B Preliminary Geotechnical Report

Site-Specific (4] Prelminary Drainage Report

Studies Engineering & Stormwater and Surface Waler Quality BMP Plan

Surveying (] Traffic Study

Department. | ] Sewer Pipeline Capacity Analysis

Flood Control

Cristrict is available}

[ ] Placer County Cornmercialiindustrial Yaste Survey (where public sawer

[} Sewer Mastar Plan

[ utility Plan

L

O

“[E] Groundwater Contamination Report

[] Hydro-Geclogrcal Study

Environmental

[<] Phase ] Environmantal Site Assessmant
Health

Semvices | 24 Soils Screening

(] Preliminary Endangerment Assessment

L]

FLN=Planning, £SD=Ergingenng & Surveying Department, EHS =Environtnental Haakth Servicas, APCD=aur Pollution Control Degtrct
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E‘ld_a_l_a_-__f}lglrth Hl:_Jm(!Site [rteal Stuedy & Chegkist continued o
L] ]
] CALINE4 Carbon Monoxide Analysis

Construction Emissian and Dust Conirgl Plan

] Geotechnical Report {for naturally occurming asbestos)

] Health Risk Assessment

Bd URBEMIS Madel Qutput

Ll
|

[ Emergency Response and/for Evacuation Plan

Air Poliubion
Control District

Dep:llrl;ﬁ*ient (] Traffic and Circutation Plan
_ [}
Mosquite [ ] Guidelines and Standards for Vector Prevention in Proposed
Abatement Developments
Dristricl ]

-15I;_N=Plann|ng, ESD=Engneering & Surveying Cepartment, EHS =‘Envir-|;n-menté.l Health Sericcs, APCD;A}:FH’:}IILJHOH Cr-:u-n_trol Dustrict 12 E)f 3? / j g



Fage: 1
BM42009 11:52:00 AM

Lirbemis 2007 Version 9.2.4

Summary Report for Summer Emissions (Pounds/Cay)

File Name:

FProject Name: Gondola North PSUB T20080310

Project Location: Mountain Counties Air Basin

On-Road Vehiciea Emissions Based om: Version : Emfac2007 V2.2 Nov 1 2006
Off-Road Vehigle Emissions Based on: OFFROAD2007

CONSTRUCTION EMISEION ESTIMATES

BEG
2010 TOTALS {|bsiday unmitigated) 425
2010 TOTALS (Ibatday mifigated) 425
2011 TOTALS (Ibsfday unmitigated) 1127
2011 TOTALS (lbs/day mitigated) 11.27

ARES SOURCE EMISSION EETIMATES
TOTALS {Ipaday, unrmitigated)
GPERATIONAL (VEHICLE} EMISSION ESTIMATES

TOTALS (bsiday, unmitigated)
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SUM OF AREA SOURCE AND OPERATIONAL EMISSION ESTIMATES

BoG
TOTALS (lbs/day, unmiligated) | 536
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COUNTY OF PLACER
Community Development Resource Agency

Michael J. Johnson, AICP ' PLANNING
Agency Director

HEARING DATE: Feb. 11,2010

ITEM #: 1
TIME: 10:05 am
TO: Placer County Planning Commission
FROM: Stacy Wydra, Senior Planner
DATE: January 19, 2010

SUBJECT: PSUB20080310 Rezoning/Vesting- Tentative Map/Conditional Use
Permit/Variance/ Mitigated Negative Declaration {(SCH No. 2009092060}
Geondola North Homesite Subdivision

GENERAL PLAN AREA: Placer County General Plan
GENERAL PLAN DESIGNATION: Resort and Recreation (REC}
STAFF PLANNER Stacy Wydra, Senior Planner

LOCATION: The proposed project is located along the northern edge of the “snowbound
area” of Sugar Bowl's Village Core area on Mule Ears Drive, within the Sugar Bowl Ski
Resort, three and a half miles southeast of Interstate 80, south of Donner Pass Road {Old
United States Highway 40).

APPLICANT: TLA Engineering & Planning on behalf of Mountain Lincoln, LLC.

PROPOSAL:
The applicant is requesting approval of the following entillements:

o Rezoning of approximately 6.1 acres of FOR {Forestry) and approximately 4.07
acres of O {Open Space) to approximately 10.5 acres of RS-B-8 (Residential
Single-Family combing Minimum Building Site of 8,000 square feet on Assessor
Parcel Numbers (06%-320-083 and 069-070-029, respectively.

o Rezoning of approximately 4.10 acres of RF-DR (Residential Forestry-

" Development Reserve) ta Open Space of Assessor Parcel Mumber 069-070-043,

o A Vesting Tentative Subdivision Map to subdivide 11.28 acres of Assessor’s Parcel
Number 068-320-063 and 0.21 acres of Assessor's Parcel Mumber (69-070-029
inta 25 residential lots,

o Designate Parcel A of the Vesting Tentative Subdivision Map as maintenance of
an overhead and over-ground transportation corridor.

Attachment 6
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o Designate Parcels B and C of the Vesting Tentative Subdivision Map for the
purpose of open space preservation.

o Corditional Use Permit for the relocation and construction of the "village access
chairlift” and rope tow.

¢ Variance to exceed the 30-fool required residential building height limit to 2
maximum of 35 feet.

CEQA COMPLIANCE:

A Mitigated Negative Declaration has been prepared for this project pursuant to Section
15070 of the California Environmental Quality Act Guidelines and Section 18.16.010 of
the. Placer County Environmental Review Ordinance. The Mitigated Negative Declaration
is attached and must-be found adequate to satisfy the requirements of CEQA by the
Planning Commission. Recommended findings for this purpose are attached.

PUBLIC NOTICES: _

Public notices were mailed to property owners of record within 300 feet of the project site.
A public hearing notice was also published in the Sierra Sun newspaper. Other
appropriate public interest groups and citizens were sent copies of the Public Hearing
Notice, staff report and draft conditions of approval. Comments received have been
addressed in the analysis section of this report.

BACKGROUND:

Established in 1939, the Sugar Bowl Resort is one of the original ski resonts of Placer
County, located south of Old Highway 40, at the Donner Summit area. In addition to the
ski facilities, the Resort features a number of home sites {primarily single-family, but
including some multiple family residential units), used almost exclusively as vacation
homes.

The existing Sugar Bow| Resort comprises approximately 700 acres of land. The primary
residential and commercial core within the overall facility encompasses approximaltely 80
acres of the overall property. Those 80 acres, commonly referred to as the "Village Care”,
currently contains the Village Lodge, residential vacation cabins, the Snow While
cooperative lodge, the Chalet Townhomes, as well a5 various maintenance and ski
related operations.

The development is unique in Placer County in that during the winter months, it is mostly
a "snowbound” community, not serviced by means of plowed roads, and accessible only
by an aerial tramway {enclosed, six-passenger gondola cars), linking the Highway 40
facilities to the main village facililies. In recent years, an access road has been
constructed on the east side of the resort that provides year-round access to that portion
of the resort. The home sites proposed with this development, however, would continue to
be part of the “snowbound” village.

Over the past fifteen years a number cf subdivisions, Sugar Bow! Unit I, Chalet, Sugar
Bowl Unit {ll, The Meadows, and the ML Judah Residential Expansion, have been

JAR



reviewed and approved by both the Placer County Planning Commission and Board of
Supervisor's,

Family Residential -
Planned Development,
2 acre minimum}

RM-PD-6.1 (MAiti-
Family Residential -
Flanned Developmenlt,
6.1 acre minimurn}

RS-B-8 (Single-Family
Residential -
combiring  Minimum
Building Site 8,000

GENERAL PLAN ' ZONING o

o DESIGNATION = |
SUBJECT PARCEL REC ({Resort and FOR [Forestry) |

L Recreation) O (Open Space)

NORTH AGIT - 80 ac min RES (Resort) :
(Agricultural/ Timberland . |

-~ 80 acre minimum) ) _!

SOUTH REC {Resort and O (Open Space) !
Recreation) RM-PD 2.0 ac (Mulli- :

: Development Reserve)

square feet)
EAST | RR (Rural Residential) 0 (Open Space) ;
REC {Resort - and FOR (Forestry) !
Recreation) -
WEST REC (Resort and | O (Open Space) .
Recreation) i FOR {Forestry) [
RF-DR {Residential .
Foreslry -

ANALYSIS:

This proposed project has been designed to conform 1o the applicable Placer County
General Plan policies and standards and the applicable standards of the Zoning
Ordinance, with the exception of the Variance request 10 the maximum residential building
height which is discussed and supported within this staff report,

General Plan/Community Plan Consistency

The proposed project was designed o conform to the Placer County General Plan. Staff
has concluded that the project is consistent with Lhe applicable programs and policies set
forth in the Placer County General Plan. The project is localed in the Resoris and
Recreation (REC) Generat Plan Land Use Designation. This designation i applied to
mountain, water-oriented, and other areas of existing potential pubtic and commerciat
recreational use, where such uses can occur without a conflict to surrounding rural andfor
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agricultural uses. Typical land uses allowed include: parks, camping facilities, ski and
other resort facilities, including residential, transient lodging, and commercial uses in
support of such faciliies, necessary public utility and safety facilities, and similar and
cormnpatible uses. Five different zoning districts are identified by the General Plan as
consistent with the designation. Residential Single-Family is one of the five zoning
districts consistent with the General Plan designation. Therefore, it can be determined
that if the rezone is approved, the rezone of the property from Forest and Open Space fo
Residential Single-Family would continue to be consistent with the existing General Plan
designation. g

Employee Housing

Flacer County Housing Element Policy A 14 requires that all resort projects provide
nousing for 50 percent of the employees generated by a project. The project would result
in the creation of 25 new single-family lots. The project will nol displace any existing
housing and the construction of new housing elsewhere will not be required as a result of
this project. However, in order to comply with the Placer County Housing Element Policy
A 14, the prolect shall provide for two employee housing units (the County shall require
new development in the Sierra Nevada area lo provide for employee housing equal to at
least 50 percent of the housing demand generated by the project). This project is
gstimated to required three fuli-ime employee equivalents for the five months of winter
and 0.75 full-ime employee equivalents for the remaining seven off-season months,
which correlates with existing staffing levels and will satisty Policy A.14 of the Housing
Element.

in 2007, Sugar Bowl Corporation has an inventory of employee housing for up to 123
employees, and a demand based on past entitements of 41 beds, yielding 82 unused
beds, (pursuant to Condition Number 51 of the Mt. Judah Residential Expansion Project
(PCPB 20040593). The Gondola Narth project is also reguired to make available
affordable housing to 50 percent of the new employeses generated by the project
Therefore, of the remaining 82 beds of the Sugar Bowl Corporation employee housing,
three housing units will be allocated 1o this project, leaving 79 beds avatlable for future
use. The staff has determined that the existing employee housing provided by the Sugar
Bow! Corporation will be sufficient fo provide for the employees generated for this
proposed project. These requirements will not displace any existing housing that would
require construction of replacement housing.

With the implementation of the employee housing requirements cutlined above, the
proposed project will be consistent with the Placer County Housing Element and the
Placer County General Pian,

Zoning Consistency

if the rezone request from O to R5-B-8 is granted, the project as designed would be
consistent with the standards for the RS-B-8 zoning distncl. The RS {Residential Single-
Family} zone district is intended to provide areas for residential development
characierized by detached single-family homes in standard subdivisiocn form. The
combining minimum Building Site —B-8 indicates a minimum building site of 8,000 square
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feet with established setbacks of twelve and one-half (12 %) feet for any portion of a
structure for the front setback; a minimum of five feet for one story; minimum of seven
and one-half feet for two or more stories for the side setback, and: a minimum of ten feet
for the rear setback. The purpose and intent of the combining minimum Building Site {-B}
is to provide for different parcel sizes in new subdivision than would otherwise be required
by an applicable zone district, based upon special characteristics of the site or area to
which the combining district is applied, including but not limited to sensitive environmental-
characteristics, limited resource capacities, and community character.

Staff has concluded that the project as designed complies with the requirements and
standards of the RS-B-8 zoning district including the reguired setbhacks, minimum |ot
wadth. :

Rezone Reguest

As noted above, the proposed project includes a request to rezone approximately 6.1
acres of FOR {Forest) and approximately 4.07 acres of O (Open Space} {c approximately
10.5 acres of RS-B-8 (Residential Single-Family with a minimum Building Site area of
8,000 square feet and a rezone of approximately 4.10 acres of RF-DR {Residential
Forestry — Development Reserve) to O (Open Space). The purpose of the 10.5 acre
rezone request is to accommodate the 25 residential single-family lots. The purpose of
the rezone of the 4.10 acres rezoned from RF-DR to O is to off-set the approximate 4.07
acres of Open Space rezoned as a result of the proposed subdivision.

As set forth in Section 17.14.010 A {Open Space — Purpose and Intent) of the Zoning
Ordinance, the Open Space zone district is intended to protect important open space
fands within Placer County by limiting allowable land uses 1o low intensity agricuttural and
public recreational uses, with structural development being restricted to accessory
structures necessary to support the primary allowed uses, and critical public facilities.

The purpose of the Residential — Foraest - Development Reserve zoning district is to
provide opportunities for rural residential living in the forested, mountainous areas of
Placer County,

As discussed within the "Background” section of this stalf report a number of subdivisions
have been approved within the Sugar Bow! development area over the past 15 years. The
following table provides information pertaining to the subdivisions approved and
associated rezones:

Name of Project Description Rezeone
Subdivision _ e
Sugar Bow! Unit |1 Supdivision  of  six Yes:
residential lots Appraximately G4 acres from
i Open Space to Resideniial

_ Single-Family wilh a
| . combining building site size of
: | 20,000 square feet

The Chalet 12 Townhome ' Yes:

Residential i 1.9% acres from Recrealion-




| Davelopment

Farestry and Forest
¢ Residential-Davelopment
-i Reserve o Residential Mulh-
Family with &  Planned
Residentiaf Cevelopment
overlay

039 aces of Open Space
required for lhe Planned
Developmenl

1.04 acres of QOpen Space
provided exceeding the
Planned Dewelopment Open
Space requirement of Q.39
acres

" Sugar Bowl Unit 11|

.
|
|
|
|-
|

. The Meadows -

[

130 residential  lots

| comprising areas
" known as the
| Christmas Tree,

Lincodn Reasene,

Crow's MWesf and North
Vitfage

Yes:

8.1 acres of Lincoln Reserve,
Chrisimas Tree, and Crow's
MNest subdivision rezoned
from  Open Space (o
Rasidential

+12.25 acres of Resideatial-
Forest rezoned to  Open
Space

Caontributed F2.000 par
residential unit te the County's
Open  Space  Praservation
Trust Fund

T2 Unit duli-Family
| Residential Project

Yes!

2.4 acres from  Residential
Forest Development Reserve
ta Mulli-Farnily Residential

0.462 acres Open Space
required for  the Planned
Development

+39 538 acres zoned for
Residential-Forest-5 acre-PD-
0.2 to Qpen Space

nit, Judah
Residential
Expansion
(Planned
Development)

62 Unit Condominium
Development

Yes:
Required Open Space = 3.74
acres

FProvided: .13 acres
Residential Forest
i Development Reserve 10
Jpen Space

+ 2.44 acres of Open Space

42 acres Residenbal Forest
' Development  Reserve (o
Forgst zoning
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The total Sugar Bowl Development Area acreage is approximately 1,900 acres (inclusive
of all properties owned by others but within the Sugar Bow! Development Area), of which
897 acres are under use permit from the United States Forest Service. As a result of the
previous approved subdivisions within the Sugar Bowl area a total of §.5 acres have been
rezoned from Open Space to Residential. With the proposed project (4.07 acres), if
approved, a total of 12.58 acres within the Sugar Bowl area will have been rezoned from
Open Space to Residential. However, approximately 82.3 acres of Open Space have
been created, i.e. rezoned from other zoning districts to Open Space as a result of the
subdivisions, exclusive of the required open space for Planned Residential
Developments. With the proposed project 0.03 acres, {4.10 acres minus 4.07 acres);
approximately 82.258 acres of open space will remain within the Sugar Bowl development
area. '

The area proposed for the development of the subdivision does not for the most part,
represent exceptional “open space values' such as preservation of environmentally
sensitive areas, wildlife habitat, or outdoor recreational benefits. The compensation area
is located within an area that would allow for recreational benefits to the existing
residents, i.e. hiking in the summer and skiing in the winter; additional advantages for
providing a buffer between the existing residences and wildlife habitat,

in surmmary, the project will not decrease the existing amount of open space within the
Sugar Bowl deveiopment area and a no-net loss of Open Space. With the approval of the
rezone request, the proposed project will be consistent with both the General Plan land
use designations for the property, and the zoning will be consistent with the General Flan
land use designations.

Variance to the Building Height Reguirement

A Variance is requested for the increased residential bullding height per Sechion
17.52.040.C 2. (Building Site, Combining District Requirements, Maximum Building
Height) of the Placer County Zoning Ordinance provides for the maximum building height
of thirty (30) feet on lots less than twenty thousand {20,000) square feet and thirty-six (36}
feel on Iots that are twenty thousand (20,000) square feet or larger. The project proposes
lot sizes of a minimum of eight thousand {8,000) square feet. A Variance is requested to
allow for a height of thirty-six feet be allowed for the single-family residences constructed
on the newly created lots. Previous Variances to height have been granted for residences
within the Sugar Bowl Development area. The increased height of these residences
demonstrates that the additionai height allowance for this suboivision wilt not be
inconsistent with the project's surroundings or character. Furthermereg, the amount of
snow that can accumulate presents a hardship not experienced by all persons wilhin the
County and granting the Variance would not cause harm to the health and/or welfare of
the people of the County.

Access, Circulation, and Parking

The project site has frontage on Mule Ears Drive, 3 County non-maintained road, and
proposes the construction of a 25 unit residentidl subdiviston. The road sysiem designed
to serve this subdivision includes the construction of two additional cul-de-sac road
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systems to service the project. The proposed project will generate increased traffic
volumes on area roadways, contributing towards a cumulative impact on the
transportation system. The project is subject to Article 1528.010 of the Placer County
Code which establishes a road network Capital Improvement Program. Therefore, the
project will be required to pay traffic impact fees to fund the Capital Improvement Program
for area roadway improvements. Staff has concluded that with the payment of these
required fees the project will not result in a fraffic impact to the project or to surrounding
existing development.

The project site is unigue in that from approximately May to tate October access ta the
project site will be via rubber tire access from the Mt. Judah ski area parking fot. Although
the residences will not have garages, parking at the individual home sites would be
provided on the driveway or attached parking pad sized for two vehicles, The driveways
and parking pads will be constructed of eight inch deep Class 2 aggregate topped with
two inches of crushed % inch rock. The roads serving the driveways will be an eighteen
foot wide pavement section consisting of three inches asphaltic concrete over eight
inches of Class 2 aggregate base.

In the winter however, the project site will remain snowbound and will only be accessible
by snow cat, gondola or chairlift and then walking from the gondola shack. Winter parking
will be provided in the current Sugar Bowl parking structure where fifty {50) parking
spaces will be reserved for the homes of the Gondola North Homesite Subdivision. In turn
those same parking spaces will no fonger be availabie to the general public, thereby
resulting in a decrease in the number of parking spaces available to the general public on
ski days. Staff has concluded that the parking situation is adequate to serve the proposed
subdivision based on existing conditions. |

Chairlift and Rope-tow Improvements

The existing southern terminus of the backup “village access chairlift” (this chairlift provides
redundant transportation when the Gondola is nat in operalion) is proposed to be refocated
approximately 560 feet north of the proposed subdivision. The current chairlift terminus will
be repiaced with a surface handle tow system or also known as a rope tow for purposes of
personal ski-bound transportation to and from the site to the main lodge area. A Conditional
Use Permit is required for this operation to ensure the project site is suitable to
accommaodate the proposed use. Siaff has conctuded that the chairlift and new rope tow will
not create a land use conflict.

Grading
The preject would result in the disturbance of approximately 3.5 acres of the currently vacant

65 acre site (approximately) for the construction of on-site roadways and associated ulilities
for the 25 unit residential subdivision. Grading activities are associated with the installation
of the roadway improvements, and underground utilities. The project proposes soil cuts and
fills of up to approximately 2.5 feet maximum with all resulting of finished grades to be no
steeper than 2:1. The site sarthwork is expected (o balance, with approximately 300 cubic
yargs of earth moved onsite.
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According to the Preliminary Geotechnical Study by Holdrege & Kuil, dated May 9, 2008, the
soil at the project site has a high erosion hazard, The disruption of scils on this primarily
undeveloped property increases the risk of erosion and creates a potential for contamination:
of stormwater runcff with disturbed soils or other poliutants introduced through typical
grading practices. it is primarily the grading for roads and trenching for utiliies that are
responsible for accelerating erosion and degrading water quality. The proposed project’s
impacts associated with grading, the deposition or soil erasion or changes in siltation will be
ritigated to a less than significant level by implementing the recommended mlhgatlun
measures of the Mitigated Negative Declaration,

Areas located within the 0.59 acres of designated wetlands, wetland habitat, gphemeral
stream and the roadside ditch {determined by the United States Army Corps of Engineers
to be jurisdictional) as depicted on the Vesting Tentative Map will remain zoned as Open
Space and will be further protected by easements to ensure no grading is conducted
within these areas, as recommended as conditions of approval.

Lot 25 is proposed within the steepest area of the proposed subdivision and the
development on this lot could result in significant grading andfor visual impacts.
Subsequently, a condition of approval is recommended to ensure that the residential design
on the lot is designed to minimize cuts and fills, minimize grading on the hillside to retain the
natural shape of the topography, apply techniques to re-creale natural-looking contours
which would enable revegelation and provide for erosion control measures. The appreach of
the condition is to design the residence on the Lot to minimize disturbance and visual
impacls.

Drainage ' .
The project site generally slopes from south to north at approximately five percent.

Conveyance of drainage runoff through the site is via overland sheet flow and natural
drainage swales that traverse the property and eventually discharge to the South Yuba
River, Two tributaries to the South Yuba River flow adjacent to the northern and western
poundaries of the project.

The onsite drainage patterns and directions will be changed due to the construction of the
proposed roadways, new homes and driveways, as well as underground utilities. However,
the change in direction from existing onsite surface runoff is less than significant as the
overall onsite watershed runoff continues to be conveyed to the same existing discharge
points as the pre-development conditions and uitimately into the South Yuba River. It has
been determined that these potential drainage impacts are less than significant.

Land Use Compatibility/Site Considerations
The project site is currently undeveloped; however similar develepment exists to the south
and southeast of the project site with similar sized lots and uses.
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Visual impacts

The visual impacts of the developed project will be minimal. While there may be distant
views of the roof-tops of the future residences from Historic Highway 40, these views are
very distant and the tree cover in between is heavily dense providing an additional buffer.
From the ground at the project site existing residents will be able to see the project,
conversely, future residents of the project would see existing homes near the site, The
project site will be a clustered residential development compatible with the existing
residences. Furthermore, the design of the residences will be required to utilize natural
materials and colors to better blend with the natural environment.

Lighting impacts o surrounding properties will be addressed with shielding and a Lighting
Plan is required lo be reviewed and approved by the Development Review Committee prior
to the approval of the Improvement Plans for consistency with the Lighting Standards of the
Flacer County Design Guidelings as identified in the recommended Conditions of Approval.

Wetland Impacts

The approximate 11.49 acres project site contains approximately 0.59 acres of emergent
wetlands, ephemeral stream and roadside ditch (determined by the United States Army
Corps of Engineers to be jurisdictional), ali of which will remain un-filled, controlled with
separate proposed Open Space parcels and easements (see the recommended
Conditicns of Approval} to ensure the wetlands are undisturbed and not impacted by the
proposed development. However, due to the amount of snow that can accumulate in the
project area, pedestrian easements will be recorded over the wetland areas when the
subdivision is "snowbound” and there is a minimum of two feet of snow. This will allow for
skier travel across these areas when there is sufficient snow cover,

Mitigated Negative Declaration Issues and Impacts

In reviewing the proposed project, staff could not identify any impacts that could not be
reduced to a less than significant level therefore resulling in the Mitigated Negative
Declaration. On this basis, staff has determined that the Mitigated Negative Declaralion
for the Gondola North Homesile project is the appropriate environmental document for
this project. The proposed Mitigated Negalive Declargtion prepared for this project was
fited with the County Clerk's office and the State Clearinghouse.

RECOMMENDATION: Staff recommends that the Planning Commission take the
following actions:

1. Adopt the Mitigated Negative Declaration, as set forth in Attachment C {SCH No.

2009092060) as the applicable environmental document for this project pursuant to

- Sections 15063(b){1)(B) (Initial Study}, 15062{a) (Motice of Determination) of the
CEQA Guidelines.

2. Recommend ta the Board of Supervisors approval of the Rezoning for the Gondola
North Homesite Subdivision project, including:

14
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a. Rezoning of approximately 6.1 acraes of FOR (Forestry) and approximately
4.07 acres of O {Open Space) to approximately 10.5 acres of RS-B-8
(Residential Single-Family combining Minimum Building Site of 8000
square foot minimum,

b. Rezoning of approximately 4.10 acres of RF-DR (Residential Forestry-
Development Reserve} to C (Open Space).

Approve the Vesting Tentative Map to subdivide 11,28 acres of Assessor's Parcel
Number 069-320-063 and 0.21 acres of Assessor's Parcel Number 069-(070-029
into 25 residential lots for the future construction of single family homes in the RS-
B-8 zone of the Resorts and Recreation General Plan designation, a lot {(Parcel A}
for the purposes of maintenance of an overhead and over-ground transportation
corridor and two additional lots (Parcels B and C) for the purpose of Open Space
preservation.

Approve the Conditional Use Permit for the relocation of the “village access
chairlift” and construction of a2 new rope tow.

Approve the Variance to exceed the 30 foot requwed residential building height
limit to @ maximum of 35 feet.

FINDINGS:
CEQA Findings

The Planning Commission finds that all environmental impacts associated with this
project known as the Gondola North Homesite Subdivision were adequately addressed in
the Mitigated Negative Declaration prepared for the project, and the implementation of the
applicable mitigation measures identified in the Mitigated Negative Declaralion will reduce
all identified impacts to less than significant levels.

Vesting Tentative Subdivision Map Findings:

1.

The Vesting Tentative Subdivision Map, as set forth in Attachment A, is consistent
with the programs and policies set forth in the Placer County General Plan, as
detailed in the staff report to the Planning Commission for the Gondola North
Homesite Subdivision project, dated January 28, 2010.

The design or improvement of the proposed subdivision is consistent with the
Placer County General Plan, as detailed in the staff report to the Planring
Commission for the Gondela North Homesite Subdivision project, dated January
28, 2010, '

The project site is physically suitable for the type of development proposed, as

detailed in the staff report to the Planning Commission for the Gondola North
Homesite Subdivision project, dated January 28, 2010,
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The _proje_ct site is physically suitable for the density of development proposed, as
detailed in the stalf report to the Planning Commission for the Gondola Morth
Homesite Subdivision project, dated January 28, 2010,

The design of the subdivision or the proposed improvement are not likely to cause
substantial environmental damage or substantially and avoidably injure fish or
wildlife of their habitats. As detailed in the staff report to the Planning Commisgsion
for the Gondola North Homesite Subdivision project, dated January 28, 2010, an
Mitigated Negative Declaration for the Gondola North Homesite Subdivision has
been prepared and circulated, and the environmental analysis prepared for this
project concluded that all ideniified impacts are adequately mitigated to a less than
significant level and addressed in the Mitigateg Negative Declaration.

The design of the subdivision or type of improvements is not likely to cause serious
public health problems. As detailed in the staff report to the Planning Commission

“for the Gondola North Homesite Subdivision project, dated January 28, 2010, a

Mitigated Negative Declaration for the Gondola North Homesite Subdivision has
been prepared and circulated, and the envirenmental analysis prepared for this
project concluded that all identified impacts have been mitigated to a less than

~ significant level.

The design of the subdivision or the type of improvements will not conflict with
gasements, acquired by the public at-large, for access through or use of, propery
within the proposed subdivision. Public roadways will be constructed to provide
public vehicular access to the project site(s), and this proposed project does not
propose to madify any of the public or private easements established.

Conditional Use Permit Findings

1.

The proposed village access chairlift and rope tow and asscciated land uses are
consistent with all applicable provisions of the Placer County Zoning Ordinance
and all applicable provisions of other chapters of the Placer County Code. As
detailed in the staff report to the Planning Commissicn for the Gondola North
Homesite Subdivision project, dated January 28, 2010, through the use of the
Single-Family Residential Combining District, Building Site with a minimum 8,000
square feet building lot size provisions (Section 17.52.040 of the Placer County
Zoning Ordinance), the applicant has designed the proposed villagoe access
chairlift and rope tow limiting the amount of fand disturbance associated with the
proposed land uses.

The proposed village access chairlift and rope tow and associated land uses are
¢onsistent with the applicable policies and requirements of the Placer County
General Plan, and any specilic findings required by any of these plans are made
through this approval.

The establishment, maintenance or operation of the proposed village access
chairlift and rope tow will not, under the circumstances of this particular project, be
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detrimental to the health, safety, peace, comfort and general welfare of people
residing or working in the area of the proposed project, or be detrimental or
injurious to property or improvements in the surrounding vicinity or to the general
welfare of the County. With the approval of the Mitigated Negative Declaration will
ensure that there will be no environmentally significant impacts associated with the
censtruction and relocation of the village access chairlift and rope tow.

4 The proposed village access chairlift and rope tow and associated land uses will
be consistent with the character of the immediate area surrcunding the project site
and will not be contrary to the orderly development of the area. This project is a
confinuation of the development of the Sugar Bowl residential area. This project is
consistent and compatible in design and development of similar apparatuses within
the Sugar Bowl development area.

5. The propesed viliage access chairlift and rope tow and associated land uses will
not generate a volume of traffic beyond the design capacity of all roads providing
access to the project, either those existing or those to be improved with the project.
The village access chairlift and rope tow will transport residents of the subdivision
10 the commercial area of the Sugar Bowl development area. As detailed in the
statf report to the Planning Commission for the Gondola Morth Homesite
Subdivision project, there are no significant impacts associated with the circulation
pattern designed within the proposed subdivision. The village access chairlift and
rope tow will only be utilized in the winter when there is snow on the ground.

Variance Findings

1. There are special circumsiances applicabte to the propery, including weather
conditions and because of such circumstances, the strict application of Section 17.60.100
of the Placer County Code would deprive the property of privileges enjoyed by olher
property in the vicinity and under identical zoning classification in that due to exceptionally
heavy amounts of snowfall warrants an additicnal height allowance for the proposed
single-family residences.

2. The Variance authorized does not constitute a grant of special pnivileges
inconsistent with the limitations upon other properties in the vicinity and in the same zone
district in that previous Variances were granted to the height in other subdivisions within
the Sugar Bowl development area.

3. With lhe Board of Supervisors approval of the Rezoning, the Variance does nol
authorize a use that is not otherwise allowed in the zoning district.

4. The granting of the Variance does not, under the circumstances and conditions
applied in the particular case, adversely affect public health or safety, is not materially
detrimentai to the public welfare, nor injuricus (o nearby property or improvermments in that
the Variance to the residential building height is a result of the amount of snow
accumulations within the Sugar Bowl area. Furthermore, it can be demonstrated by
previously approved Variances to the residential building height that the granting of the
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Variance will not adversely affect publiic health and safety and will not be materially
detrimental to the public welfare ner injurious to nearby property or improvements.

5. The Variance is consistent with the Placer County General Plan in that the
construction of single-family residences are consistent with the Placer County General
Plan and the additional height of the single-family residences will not create an
inconsistency with the General Plan.

B. The Variance is the minimum departure from the reguirements of this ordinance
necessary to grant relief to the applicant, consistent with the Variance findings listed
above. It can be demonsiraled by previcusly approved Variances to the residential
building height and the construction of existing residences that exceed the 30 foot height
requirement that the 36 feet is the minimum departure to design a residence in an area
with heavy snow accumulations.

Rezoring Findings

Pursuant 1o County Code Section 17.60.090, the Planning Director, on behalf of the
Planning Commission makes the following recommendation o the Board of Supervisors
regarding the proposed amendment io the Placer County zoning maps:

1. The propesed rezoping of 6.1 acres of Forest (FOR) zoning and 4 07 acres of
Open Space (O} intended to conform te 10.5 acres of Residential Single Family
Building Site 8,000 square feet minimum (RS-B-8) zoning designation of Assessor
Parce! Numbers 069-320-063 and 069-070-029 to accommaodate the 25 residential
lot subdivision, and the rezoning of 4.10 acres of Residential Forest -
Development Reserve zoning district intended to conform to the zoned dislrict of
Open Space on Assessor Parcel Number 069-070-043 for the compensation of the
4 .07 acres of Open Space to be rezoned for the subdivision.

Z. The Planning.Commission finds, and on thal kasis recommends to the Board of
Supervisors, that the proposed rezoning is consistenl with all applicable provisions
of the Placer County Code and the Placer County Generat Plan,

Respectfully submitted,

=y

Stacy Wydra, Senior Planner

ATTACHMENTS:
Attachment A—Vesling Tentative Map, Conditional Use Permit and Rezone

Attachment B—Recommended Condilions of Approval
Attachment C—Initial Study - Mitigated Negative Declaration
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cC:

Owner — Sugar Bowl, Mt. Lincoln, LLC c¢/o: Christopher Parker
Applicant — TLA Engineering and Planning, Attn; Brad Shirhall
Holly Heinzen — CEOQ Office

Karin Schwab - County Counsel's Office

Michael! Johnson —~ CDRA/Planning Director

Paul Thompson - Deputy Planning Director

Steve Buelna - Supervising Planner

Rich Moorehead - Department of Public Works

Sarah Gilmore - Engineering & Surveying Department

Jill Kearney - Environmental Health Depariment

Angel Ringer - Air Pollution Control District

Andy Fisher - Parks Department

Subject/chrono files
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